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ALL CELL PHONES AND ELECTRONIC DEVICES MUST BE TURNED OFF 

IN THE COUNCIL CHAMBERS 
 

 
 

AGENDA 

 
REEDLEY PLANNING COMMISSION REGULAR MEETING 

 
5:00 P.M. – THURSDAY, DECEMBER 16, 2021 

 

Meeting will be held at: 
City of Reedley Council Chambers 

845 “G” Street 
Reedley, California 93654 

 
The Council Chambers are accessible to the physically disabled. Requests for additional 
accommodations for the disabled, including auxiliary aids or services, should be made 

48 hours prior to the meeting by contacting the City Clerk at 637-4200 ext. 212. 
 

In recognition of the guidance from the California Department of Public Health in response to the COVID-

19 pandemic, masks are required for unvaccinated individuals in indoor public settings. Unvaccinated 

individuals who choose to attend the Planning Commission meeting physically shall wear a mask or face 

covering and practice social distancing by remaining at least 6 feet apart from other attendees. Hand sanitizer 

will be available at the entrance to the Council Chambers for use upon entering and exiting the room. If you 

are sick, please do not attend the meeting in person. 
 

The meeting will be webcast and accessed at:  https://reedley.ca.gov/city-council/city-council-live-stream/ 
 

Webex Participation: 

Members of the public are encouraged to observe and participate in the Planning Commission meeting 

virtually, to maximize the safety of all meeting participants. Reasonable efforts will be made to allow verbal 

comments from participants communicating with the host of the virtual meeting. To do so, participants may 

utlilize the “raise your hand” option during public comment portions of the meeting using the electronic 

feature on the Webex program, and the Clerk will inform the Chair of the participant’s desire to provide 

public comment. The Clerk will not be monitoring the in-meeting chat window, and any such comments 

placed within the chat will not be considered as part of the public record for any item.  Due to the new, 

untested format of these meetings, the City cannot guarantee that participants who wish to provide public 

comment via Webex will occur as expected. 

 

Members of the public who wish to provide written comments are encouraged to submit their comments to 

the Clerk via e-mail at ellen.moore@reedley.ca.gov at least two (2) hours prior to the start of the meeting to 

ensure that the comments will be available to the Planning Commission. Please indicate the agenda item 

number to which the comment pertains. Written comments that do not specify a particular agenda item will 

be marked for the general public comment portion of the meeting. A copy of any written comment will be 

provided to the Planning Commission at the meeting. Please note that written comments received will not be 

read aloud during the meeting, but will be included with the meeting minutes, and filed as record. 

https://reedley.ca.gov/city-council/city-council-live-stream/
mailto:ellen.moore@reedley.ca.gov
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Commissioners 

Ron Hudson, Chair 

Alberto Custodio, Vice-Chair 

William Conrad Rosemary Luzania Pete Perez 
 

 

Staff 
Rob Terry, AICP, Director 

Ellen Moore, Senior Planner 

 
CALL TO ORDER 
 

PLEDGE OF ALLEGIANCE 
 

ROLL CALL 
 

PUBLIC COMMENT – Provides an opportunity for members of the public to address the Planning 
Commission on items of interest to the public within the Commission’s jurisdiction and which are not 
already on the agenda this evening.  It is the policy of the Commission not to answer questions 
impromptu.  Concerns or complaints will be referred to the Community Development Director’s office.  
Speakers should limit their comments to not more than three (3) minutes.  No more than ten (10) minutes 
per issue will be allowed.  For items which are on the agenda this evening, members of the public will 
be provided an opportunity to address the Commission as each item is brought up for discussion. 
 

NOTICE TO PUBLIC 
Under a CONSENT AGENDA category, a recommended course of action for each item is made.  Any 
Commissioner may remove any item from the CONSENT AGENDA in order to discuss and/or change 
the recommended course of action, and the Commission can approve the remainder of the CONSENT 
AGENDA. 

 
CONSENT AGENDA 
 

1. Minutes of Regular Meeting, September 16, 2021 - Recommend Commission Approve 
 

PUBLIC HEARING 
 
2. Consideration of Environmental Assessment No. 2021-9, General Plan Amendment Application 

No. 2021-1, and Change of Zone Application No. 2021-1, Associated with the Redesignation of 
the Southwest and Northwest Corner of North Sunset Avenue and East Manning Avenue and a 
Site located northeast of the intersection of North Sunset Avenue and East Springfield Avenue 

 

Through Resolution No. 2021-16, staff recommends that the Planning Commission take the 
following actions: 

  
a) RECOMMEND TO THE CITY COUNCIL ADOPTION of Environmental Assessment No. 

2021-9, an Addendum to the City of Reedley certified Program Environmental Impact 
Report, prepared for the Reedley General Plan Update 2030, dated December 16, 2021, 
to assess General Plan Amendment Application No. 2021-1 and Change of Zone 
Application No. 2021-1. 

 
Through Resolution No. 2021-17, staff recommends that the Planning Commission take the 
following actions: 

 
b) RECOMMEND TO THE CITY COUNCIL APPROVAL of General Plan Amendment 

Application No. 2021-1, redesignating APNs 363-091-05 (645 E Manning Avenue), 370-
091-06 (677 E Manning Avenue), 370-093-13 (729 E Manning Avenue) from the High 
Density Residential General Plan Planned Land Use Designation to the Neighborhood 
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Commercial General Plan Planned Land Use Designation, and redesignating APNs 370-
093-02 (767 East Manning Avenue), 370-093-03 (799 East Manning Avenue), and 370-
093-04 (799 East Manning Avenue) from the High Density Residential General Plan 
Planned Land Use Designation to the Community Commercial General Plan Planned 
Land Use Designation, and redesignating APN 370-131-29 from the Low Density 
Residential General Plan Planned Land Use Designation to the High Density Residential 
General Plan Planned Land Use Designation. 

 
Through Resolution No. 2021-18, staff recommends that the Planning Commission take the 
following actions: 

 
c) RECOMMEND TO THE CITY COUNCIL APPROVAL of Change of Zone Application 

No. 2021-1 (Ordinance No. 2021-005), redesignating APNs (370-091-05, 370-091-06 & 
370-093-13) from the RM-2 (Multi-Family Residential) zone district designation to the 
CN (Neighborhood Commercial) zone district designation. 

 
DIRECTOR’S REPORT 
 
3. Community Development Department Updates 
 
FUTURE AGENDA ITEMS 
 
 January 6, 2021 – None at this time 
 January 20, 2021 – Tentative Map Extensions 
 February 3, 2021 – None at this time 
 February 17, 2021 – Conditional Use Permit 
 
PRESENTATION 
 
4. Recognition of Ron Hudson’s 11 Years as a Planning Commissioner 
 
ADJOURNMENT 
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ITEM NO. 1 
UNOFFICIAL MINUTES 

The regular meeting of the Reedley Planning Commission was held Thursday, September 16, 2021, in the City of Reedley 
Council Chambers, 845 “G” Street, Reedley. Chair Hudson called the meeting to order at 5:05 p.m. 
 
Pledge of Allegiance - led by Chair Hudson. 
 
ROLL CALL 
 

Commissioners Present: Rosemary Luzania, Pete Perez (attending remotely). 
 

Commissioners Excused: William Conrad, Alberto Custodio. 
 

City Staff Present: Rob Terry, Community Development Director, Ellen Moore, Senior Planner. 
 
PUBLIC COMMENT 
 
Chair Hudson opened the public comment period at 5:06 p.m. and closed the public comment period at 5:07 p.m. after noting there 
was no public comment. 
 
CONSENT AGENDA 
 
1. Minutes of Regular Meeting, July 15, 2021 
 
Commissioner Perez moved, Commissioner Luzania seconded, to approve the minutes of Regular Meeting, July 15, 2021, as 
amended. Motion carried by the following vote: 
 
 AYES:  Perez, Luzania, Hudson. 
 NOES:  None. 
 ABSTAIN: None. 
 ABSENT:  Conrad, Custodio. 
 
PUBLIC HEARING 
 
2. Consideration of Environmental Assessment No. 2021-13 and Change of Zone Application No. 2021-3 

Through Resolution No. 2021-12, staff recommends that the Planning Commission take the following actions: 
  

a) RECOMMEND TO THE CITY COUNCIL APPROVAL of Environmental Assessment No. 2021-13, a finding 
that no new environmental document is required for Change of Zone Application No. 2021-3 (Ordinance No. 
2021-002), pursuant to California Environmental Quality Act Guidelines, Section 15162 and 15168(c)(2). 

 
b) RECOMMEND TO THE CITY COUNCIL APPROVAL of Change of Zone Application No. 2021-3 (Ordinance 

No. 2021-002), reclassifying two contiguous properties identified as APN 370-121-07, which is currently zoned 
as RM-3 (Multi-Family Residential), and APN 370-121-11, which is currently zoned as C-AO (Administrative 
Office), to the CC (Central and Community Commercial) zone district designation. 

 
Community Development Director R. Terry presented the staff report to the Planning Commission. The Planning Commission 
asked questions of staff. Director R. Terry responded to those questions. Chair Hudson opened the public comment period at 
5:18 p.m. Rob Milton, Chair of the Board of the Sequoia Safety Council, spoke about the project. Sean Odom, GMA Engineering, 
7337 North First Street, Suite #110 in Fresno CA, spoke about the project and responded to questions. Chair Hudson closed the 
public comment period at 5:24 p.m. 
 
Commissioner Luzania moved, Commissioner Perez seconded, whereas the Planning Commission, using their independent 
judgement, approved Environmental Assessment No. 2021-13 and Change of Zone Application No. 2021-3 through Resolution 
No. 2021-12. Motion carried by the following vote: 
 
 AYES:  Luzania, Perez, Hudson. 
 NOES:  None. 
 ABSTAIN: None. 
 ABSENT:  Conrad, Custodio. 
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3. Consideration of Environmental Assessment No. 2021-14, Change of Zone Application No. 2021-5, Environmental 

Assessment No. 2021-15, and Site Plan Review Application No. 2021-13 

Through Resolution No. 2021-13, staff recommends that the Planning Commission take the following actions: 
  

a) RECOMMEND TO THE CITY COUNCIL APPROVAL of Environmental Assessment No. 2021-14, the finding 
that no new environmental document is required for Change of Zone Application No. 2021-5 (Ordinance No. 
2021-004), pursuant to California Environmental Quality Act Guidelines, Section 15162 and 15168(c)(2). 

 
b) RECOMMEND TO THE CITY COUNCIL APPROVAL of Change of Zone Application No. 2021-5 (Ordinance 

No. 2021-004), reclassifying three contiguous parcels (370-070-45, 370-070-50 & 370-240-59) totaling 2.5 
acres in size from the ML (Light Industrial) zone district to the CS (Commercial Service) zone district 
designation. 

 
Through Resolution No. 2021-14, staff recommends that the Planning Commission take the following actions: 

 
a) RECOMMEND TO THE CITY COUNCIL APPROVAL of Environmental Assessment No. 2021-15, a 

determination that Site Plan Review Application No. 2021-13 is exempt from the California Environmental 
Quality Act (CEQA), pursuant to Section 15332 (Class 32/Infill Development Projects) of the California 
Environmental Quality Act (CEQA) Guidelines. 

 
b) RECOMMEND TO THE CITY COUNCIL APPROVAL of Site Plan Review Application No. 2021-13 authorizing 

the construction of a 6,336 square foot multi-tenant commercial building and a 4,460 square foot automobile 
sales office and showroom building with an ancillary detached 484 square foot detail shop building. 

 
Senior Planner E. Moore presented the staff report to the Planning Commission. Chair Hudson opened the public comment period 
at 5:39 p.m. Ahmad “A.J.” Jaber, 1646 G Street, the Applicant, spoke in response to a question from the Planning Commission. 
Donald Bremseth, Architect, 750 W Alluvial #1029 Clovis, CA, 93611, Representative of the Applicant, spoke about the project. 
The Planning Commission asked questions about the project. Donald Bremseth responded to those questions. Chair Hudson 
closed the public comment period at 5:48 p.m. 
 
Chair Hudson moved, Commissioner Luzania seconded, whereas the Planning Commission, using their independent judgement, 
recommended to the City Council approval of Environmental Assessment No. 2021-14 and Change of Zone Application No. 2021-
5, through Resolution No. 2021-13. Motion carried by the following vote: 
 
 AYES:  Hudson, Luzania, Perez. 
 NOES:  None. 
 ABSTAIN: None. 
 ABSENT:  Conrad, Custodio. 
 
Commissioner Luzania moved, Chair Hudson seconded, whereas the Planning Commission, using their independent judgement, 
recommended to the City Council approval of Assessment No. 2021-15 and Site Plan Review Application No. 2021-13 through 
Resolution No. 2012-14. Motion carried by the following vote: 
 
 AYES:  Luzania, Hudson, Perez. 
 NOES:  None. 
 ABSTAIN: None. 
 ABSENT:  Conrad, Custodio. 
 
4. Consideration of a One-Year Extension of Time for Vesting Tentative Subdivision Map No. 6267 

Through Resolution No. 2021-15, staff recommends that the Planning Commission take the following actions: 
 

a) APPROVE a One-Year Extension of Time for Vesting Tentative Subdivision Map No. 6267, for a 44-Lot 
Subdivision Located South of East Locke Avenue and East of North Frankwood Avenue 

 
Community Development Director R. Terry presented the staff report to the Planning Commission. Chair Hudson opened the 
public comment period at 5:53 p.m. Kaitlin Underwood, Yanez Construction, spoke about the project. Chair Hudson closed the 
public comment period at 5:56 p.m.  



REEDLEY PLANNING COMMISSION REGULAR MEETING – September 16, 2021 
 

3 

ITEM NO. 1 
UNOFFICIAL MINUTES 

 
Commissioner Perez moved, Commissioner Luzania seconded, whereas the Planning Commission, using their independent 
judgement, recommended to the City a Consideration of a One-Year Extension of Time for Vesting Tentative Subdivision Map 
No. 6267 Through Resolution No. 2021-15. Motion carried by the following vote: 
 
 AYES:  Perez, Luzania, Hudson. 
 NOES:  None. 
 ABSTAIN: None. 
 ABSENT:  Conrad, Custodio. 
 
DIRECTOR’S REPORT 
 
Director R. Terry provided an update on community development activity. 
 
FUTURE AGENDA ITEMS 
 
 October 7, 2021 – None at this time 
 October 21, 2021 – Conditional Use Permit 
 November 4, 2021 – None at this time 
 November 18, 2021 – None at this time (likely will be cancelled) 
 December 2, 2021 – None at this time 
 December 16, 2021 – None at this time (likely will be cancelled) 
 
ADJOURNMENT 
 
Commissioner Luzania made a motion to adjourn the meeting. Commissioner Perez seconded. Motion carried unanimously. 
Meeting adjourned at 6:14 p.m. 
 

 
ATTEST: 

_______________________________________ 

_______________________________________ 
Rob Terry, Secretary 

Ron Hudson, Chair 
Reedley Planning Commission 

 



 

                REEDLEY PLANNING COMMISSION 

 

 
ITEM NO:  __2__ 
 
 
 
 

DATE: December 16, 2021 
 
TITLE: Consideration of Environmental Assessment No. 2021-9, General Plan 

Amendment Application No. 2021-1, and Change of Zone Application No. 2021-1, 
Associated with the Redesignation of the Southwest and Northwest Corner of North 
Sunset Avenue and East Manning Avenue and a Site located northeast of the 
intersection of North Sunset Avenue and East Springfield Avenue 

 

FROM: Rob Terry, AICP, Director    
 Community Development Department 
 

BY: Ellen Moore, City Planner    
Community Development Department 

 

 
 
RECOMMENDATIONS 
 
Through Resolution No. 2021-16, staff recommends that the Planning Commission take the 
following actions: 
  

a) RECOMMEND TO THE CITY COUNCIL ADOPTION of Environmental Assessment No. 
2021-9, an Addendum to the City of Reedley certified Program Environmental Impact 
Report, prepared for the Reedley General Plan Update 2030, dated December 16, 2021, 
to assess General Plan Amendment Application No. 2021-1 and Change of Zone 
Application No. 2021-1. 

 
Through Resolution No. 2021-17, staff recommends that the Planning Commission take the 
following actions: 
 

b) RECOMMEND TO THE CITY COUNCIL APPROVAL of General Plan Amendment 
Application No. 2021-1, redesignating APNs 363-091-05 (645 E Manning Avenue), 370-
091-06 (677 E Manning Avenue), 370-093-13 (729 E Manning Avenue) from the High 
Density Residential General Plan Planned Land Use Designation to the Neighborhood 
Commercial General Plan Planned Land Use Designation, and redesignating APNs 370-
093-02 (767 East Manning Avenue), 370-093-03 (799 East Manning Avenue), and 370-
093-04 (799 East Manning Avenue) from the High Density Residential General Plan 
Planned Land Use Designation to the Community Commercial General Plan Planned 
Land Use Designation, and redesignating APN 370-131-29 from the Low Density 
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Residential General Plan Planned Land Use Designation to the High Density Residential 
General Plan Planned Land Use Designation. 

 
Through Resolution No. 2021-18, staff recommends that the Planning Commission take the 
following actions: 
 

c) RECOMMEND TO THE CITY COUNCIL APPROVAL of Change of Zone Application 
No. 2021-1 (Ordinance No. 2021-005), redesignating APNs (370-091-05, 370-091-06 & 
370-093-13) from the RM-2 (Multi-Family Residential) zone district designation to the 
CN (Neighborhood Commercial) zone district designation. 

 
 
EXECUTIVE SUMMARY 
Environmental Assessment No. 2021-9, General Plan Amendment Application No. 2021-1, and 
Change of Zone Application No. 2021-1 pertain to three separate sites with separate proposals in 
the City of Reedley. The following executive summary, subsequent map and subsequent table 
describe the individual proposals by site. 
 
Site 1 is located on the southwest corner of the intersection of North Sunset and Manning Avenues. 
The site is an undeveloped area approximately one acre in size located at 645 and 677 East 
Manning Avenue, APN: 370-091-05 and -06, respectively. The project includes a General Plan 
Amendment (GPA) from High Density Residential to Neighborhood Commercial and a Change of 
Zone from RM-2 (Multi-Family Residential) to CN (Neighborhood Commercial). The project 
proponent proposes to construct a drive-through restaurant on the site, but no site plan has yet 
been submitted and is not part of this project. 
 
Site 2 is located on the southeast corner of the intersection of North Sunset and Manning Avenues. 
The site is currently developed with First Southern Baptist Church, an apartment complex, and two 
single family residences. The site is approximately 1.5 acres in size and is located at 767, 787, 799, 
and 729 East Manning Avenue, APN: 370-093-02, -03, -04, and -13, respectively. To create 
continuity with surrounding land uses, the project includes a GPA from High Density Residential to 
Neighborhood Commercial on the parcel developed with the church and from High Density 
Residential to Community Commercial on the parcels developed with the residences. Additionally, 
the project includes a Change of Zone from RM-2 (Multi-Family Residential) to CN (Neighborhood 
Commercial) on the parcel developed with the church. No changes in zoning are proposed on the 
parcels with the residences. No development is currently proposed on this site. 
 
Site 3 is located northeast of the intersection of North Sunset Avenue and East Springfield Avenue. 
The site is currently undeveloped and is approximately 2.65 acres in size and is located on the east 
side of Sunset Avenue, APN: 370-131-29. The project includes a GPA to make the General Plan 
designation and zoning classification on the site consistent. The General Plan designation would 
be changed from Low Density Residential (4-8 dwelling units/acre) to High Density Residential (15-
19 dwelling units/acre). No change is proposed for the zoning. No development is currently 
proposed on this site.  
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Through Environmental Assessment No. 2021-9, staff has determined that an Addendum to the 
City of Reedley certified Program Environmental Impact Report, prepared for the Reedley General 
Plan Update 2030, is appropriate for the project. The Addendum has been prepared to assess the 
environmental effects of General Plan Amendment Application No. 2021-1 and Change of Zone 
Application No. 2021-1 in accordance with the relevant provisions of CEQA and the State CEQA 
Guidelines as implemented by the City of Reedley. 
 
Staff is presenting Environmental Assessment No. 2021-9, General Plan Amendment Application 
No. 2021-1, and Change of Zone Application No. 2021-1 to the Planning Commission for their 
consideration, to receive public comment, and to make a recommendation to the City Council. If a 
recommendation for approval is made, all three entitlement applications are anticipated to be 
presented to the City Council of the City of Reedley, with Change of Zone Application No. 2021-1 
being introduced as Ordinance No. 2021-005. 
 
PROJECT DESCRIPTION/BACKGROUND 
Environmental Assessment No. 2021-9, General Plan Amendment Application No. 2021-1, and 
Change of Zone Application No. 2021-1 pertain to three separate sites with separate proposals in 
the City of Reedley. 
 
Site 1 is located on the southwest corner of the intersection of North Sunset and Manning 
Avenues. The site is an undeveloped area approximately one acre in size located at 645 and 677 
East Manning Avenue, APN: 370-091-05 and -06, respectively. 
 

Site 2 is located on the southeast corner of the intersection of North Sunset and Manning 
Avenues. The site is currently developed with First Southern Baptist Church, an apartment 
complex, and two single family residences. The site is approximately 1.5 acres in size and is 
located at 767, 787, 799, and 729 East Manning Avenue, APN: 370-093-02, -03, -04, and -13, 
respectively. 
 

Project 
Site 

APN 
Existing 

Land Use 
Proposed 
Land Use 

Existing Zoning 
Proposed 

Zoning 

1 
370-091-05 High Density 

Residential 
(15-29 DU/acre) 

Neighborhood 
Commercial  

RM-2 
Multi-Family Zone 

District 

CN 
Neighborhood 
Commercial 370-091-06 

2 

370-093-13 
High Density 
Residential 

(15-29 DU/acre) 

Neighborhood 
Commercial 

RM-2 
Multi-Family Zone 

District 

CN 
Neighborhood 
Commercial 

370-093-02 
High Density 
Residential 

(15-29 DU/acre) 

Community 
Commercial 

CC 
Central and 
Community 
Commercial 

No Change 370-093-03 

370-093-04 

3 370-131-29 
Low Density 
Residential 

(4-8 DU/acre) 

High Density 
Residential 

(15-29 DU/acre) 

RM-2 
Multi-Family Zone 

District 
No Change 
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Site 3 is located northeast of the intersection of North Sunset Avenue and East Springfield 
Avenue. The site is currently undeveloped and is approximately 2.65 acres in size and is located 
on the east side of Sunset Avenue, APN: 370-131-29. 
 

The property ownership and current uses of Sites 1, 2, and 3 are summarized in the table below: 
 
Property Ownership and Current Use of Site 1, 2, and 3 

Project 
Site 

APN Address Property Owner Current Use 

1 

370-091-05 645 E Manning Ave 
First Southern Baptist Church of 

Reedley* 
Vacant 

370-091-06 677 E Manning Ave 
First Southern Baptist Church of 

Reedley* 
Vacant 

2 

370-093-13 729 E Manning Ave 
First Southern Baptist Church of 

Reedley* 
Church 

370-093-02 767 E Manning Ave Dale W & Guadalupe Martinez 
Apartment 
Complex 

370-093-03 787 E Manning Ave Luis Alberto Zaragoza Pena 
Single Family 

Residence 

370-093-04 799 E Manning Ave Salvador Medina 
Single Family 

Residence 

3 370-131-29 n/a Juan R Sandoval* Vacant 

  *Property owner provided written authorization for GPA and/or Change of Zone Application 

 
The City of Reedley received an entitlement application proposing to change the zoning and 
general plan designations of two adjacent properties (APN 370-091-05 and 370-091-06, a.k.a. 
Site 1) from High Density Residential to Neighborhood Commercial Planned Land Use 
Designations. The project proponent proposes to construct a drive-through restaurant on the site, 
but no site plan has yet been submitted and is not part of this project. In order to provide a more 
gradual transition between commercial and residential land uses along the Manning Avenue 
corridor, the City of Reedley is proposing to continue the commercial corridor along this section of 
Manning Avenue, which already has an established commercial corridor to the east and west of 
Sites 1 and 2. 
 
Up to this point of this staff report, the proposed project was described as three separate sites. The 
following section will reference those three sites but will describe them as they apply to each 
entitlement application. 
 
General Plan Amendment Application No. 2021-1 and General Plan Consistency 
General Plan Amendment Application No. 2021-1 pertains to redesignating APNs 363-091-05 
(645 E Manning Avenue), 370-091-06 (677 E Manning Avenue), 370-093-13 (729 E Manning 
Avenue) from the High Density Residential General Plan Planned Land Use Designation to the 
Neighborhood Commercial General Plan Planned Land Use Designation, and redesignating APNs 
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370-093-02 (767 East Manning Avenue), 370-093-03 (799 East Manning Avenue), and 370-093-
04 (799 East Manning Avenue) from the High Density Residential General Plan Planned Land Use 
Designation to the Community Commercial General Plan Planned Land Use Designation, and 
redesignating APN 370-131-29 from the Low Density Residential General Plan Planned Land Use 
Designation to the High Density Residential General Plan Planned Land Use Designation. The 
proposed redesignations are summarized in the subsequent table: 
 
General Plan Amendment Application No. 2021-1 

Project 
Site 

APN Address Existing GP Designation 
Proposed GP 
Designation 

1 

370-091-05 645 E Manning Ave 
High Density Residential 

(15-29 DU/acre) 
Neighborhood 
Commercial 

370-091-06 677 E Manning Ave 
High Density Residential 

(15-29 DU/acre) 
Neighborhood 
Commercial 

2 

370-093-13 729 E Manning Ave 
High Density Residential 

(15-29 DU/acre) 
Neighborhood 
Commercial 

370-093-02 767 E Manning Ave 
High Density Residential 

(15-29 DU/acre) 
Community 
Commercial 

370-093-03 787 E Manning Ave 
High Density Residential 

(15-29 DU/acre) 
Community 
Commercial 

370-093-04 799 E Manning Ave 
High Density Residential 

(15-29 DU/acre) 
Community 
Commercial 

3 370-131-29 n/a 
Low Density Residential 

(4-8 DU/acre) 

High Density 
Residential 

(15-29 DU/acre) 

 
Exhibit A and Exhibit B attached to Planning Commission Resolution No. 2021-17 shows what the 
proposed General Plan Amendment Application would look like on the City of Reedley General 
Plan Land Use Map. 
 
The overall guiding land use principles described in the General Plan are designed to provide an 
overall direction to assist decision-makers in determining the appropriateness of a request to 
changing either a planned land use or zone district designation. Those guiding principles are 
described in detailed statements of goals and polices outlined in the approved GPU (GPU, 2.3 
Land Use Element Guiding Principles). 
 
Moreover there are also specific Land Use Element goals and policies, which when applied, would 
further indicate the appropriateness of the general plan amendment application. In this case, these 
goals and policies further support the general plan amendment, as well as, the potential future 
approval and/or development of the site for future businesses. Below are those directly applicable 
goal and policy statements:   
 

LU 2.7K Designate sufficient commercial land to accommodate growth for the entire 
planning horizon. 
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LU 2.7L Provide for the compatibility of commercial land uses with surrounding land 
uses. 

LU 2.7.39 Locations at an intersection are most appropriate for Neighborhood 
Commercial uses. 

 
In addition, the Neighborhood Commercial Planned Land Use Designation is intended to “be 
composed of a mix of retail and service-oriented uses that will serve the immediate neighborhoods 
and provide a destination for local transit and places for social gathering of neighborhood residents. 
Future commercial centers will be designed with the pedestrian in mind and provide for connectivity 
to surrounding areas” (Reedley 2030 General Plan, page 42). The Community Commercial 
Planned Land Use Designation is intended to be located “outside the central core and provide a 
wide range of retail business and compatible services designed to serve the entire community” 
Reedley 2030 General Plan, page 34). Inclusion of a Neighborhood Commercial area that acts as 
a buffer between residential and a wider range of commercial uses provides for consistency to the 
intended land use pattern identified within the General Plan. 
 
Therefore, the appropriateness of the proposed project has been examined with respect to its 
consistency with guiding land use principles, goals and policies of the Reedley General Plan 
Update 2030 and regulatory standards set forth in the Reedley Municipal Code and its compatibility 
with surrounding existing or proposed uses. These factors have been evaluated as described 
above. Upon consideration of this evaluation, it can be concluded that General Plan Amendment 
Application No. 2021-1 is appropriate for the subject property. 
 
According to the 2015-2023 Fresno County Multi-Jurisdictional Housing Element, Site 1 is included 
in the Reedley Housing Sites Inventory. Pursuant to Government Code Section 65863 (No Net 
Loss Law), a jurisdiction must maintain an adequate site inventory to accommodate its remaining 
unmet Regional Housing Needs Allocation (RHNA) by each income category at all times throughout 
the entire planning period. According to the 2015-2023 Fresno County Multi-Jurisdictional Housing 
Element, Reedley has surplus capacity for all income levels and a total surplus of 1,510 units. 
However, because the City of Reedley is considering removing a parcel’s residential designation, 
it would be best practice for the City to identify an additional site or sites that can accommodate the 
residential designation that is to be removed. 
 
Site 3, which is not currently in the Reedley Housing Sites Inventory, is included as part of this 
project to offset the loss of housing caused by updating the zoning on Site 1 from residential to 
commercial uses. Based on the land use density of 15-29 dwelling units per acre in the High Density 
Residential General Plan Planned Land Use Designation, and based on its size, Site 3 is deemed 
adequate to replace Site 1 and to accommodate for the City of Reedley’s RHNA pursuant to the 
requirements of Government Code section 65583.2. By updating the General Plan designation of 
Site 3 from Low Density Residential to High Density Residential, no net loss of housing would occur 
as a result of the project. 
 
Change of Zone Application No. 2021-1 and Zoning Ordinance Consistency 
Change of Zone Application No. 2021-1 (Ordinance No. 2021-005) pertains to redesignating 
APNs (370-091-06, 370-091-06 & 370-093-13) from the RM-2 (Multi-Family Residential) zone 
district designation to the CN (Neighborhood Commercial) zone district designation. The proposed 
redesignations are summarized in the subsequent table: 
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Change of Zone Application No. 2021-1 (Ordinance No. 2021-005) 

Project 
Site APN Address 

Existing Zoning 
Designation 

Proposed Zoning 
Designation 

1 

370-091-05 645 E Manning Ave 
RM-2 

Multi-Family Residential 

CN 
Neighborhood 
Commercial 

370-091-06 677 E Manning Ave 
RM-2 

Multi-Family Residential 

CN 
Neighborhood 
Commercial 

2 370-093-13 729 E Manning Ave 
RM-2 

Multi-Family Residential 

CN 
Neighborhood 
Commercial 

 
Exhibit A attached to Planning Commission Resolution No. 2021-18 shows what the proposed 
Change of Zone Application would look like on the City of Reedley Zoning Map. 
 
If General Plan Amendment Application No. 2021-1 is approved, which staff has determined is 
appropriate for the subject property as described above, the change of zoning for the proposed 
project remains consistent with the GPU Planned Land Use and Zoning District Consistency Matrix 
(GPU, Table 2-4, Page 30). 
 
As previously mentioned, Site 1 is currently vacant. The project proponent proposes to construct a 
drive-through restaurant on Site 1, but no site plan has yet been submitted and is not part of this 
project. If General Plan Amendment Application No. 2021-1 and Change of Zone Application No. 
2021-1 (Ordinance No. 2021-005) are approved, the project proponent can submit a Site Plan 
Review Application for Site 1 to construct a drive-through restaurant. A drive-through restaurant is 
a by-right use in the CN Neighborhood Commercial zone district if no alcohol is sold or served, 
which means that Community Development staff would take final action on the Site Plan Review 
Application, unless the application is appealed. 
 
A portion of Site 2 (APN 370-091-13) is currently developed as a church. City staff is not aware of 
any proposals to redevelop this property, so it is assumed that the existing church use would 
continue to be operated. A church is allowed by-right in the proposed CC Central and Community 
Commercial zone district, so the existing church use on would remain a legal conforming use. 
 
The remaining portion of Site 2 (APNs 370-093-02, 370-093-03, and 370-093-04) is currently 
developed as an apartment complex and single family residences. City staff is not aware of any 
proposals to redevelop any of these properties, so it is assumed that these existing uses would 
continue to be operated. These three properties do not have to be rezoned as a result of General 
Plan Amendment Application No. 2021-1 because they are already zoned as CC Central and 
Community Commercial. These three properties also appear to be legal non-conforming uses, 
which means that the existing uses appear to have been lawfully established and maintained prior 
to the adoption of the Reedley Municipal Code. As such, if the properties are being used in a legal 
manner, the properties can continue to be used the same way as long as they comply with Section 
10-15-7 of the Reedley Municipal Code pertaining to Non-Conforming Uses and Structures. If 
General Plan Amendment Application No. 2021-1 is approved, then the General Plan Designation 
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and Zoning Designation of these three properties would be consistent, which would continue the 
Manning Avenue Commercial Corridor and make it easier for the property owners to redevelop 
their property in the future if they choose to do so. 
 
As previously mentioned, Site 3 (APN 370-131-29) is currently vacant. The amount of development 
allowed on Site 3 would be the same before and after the GPA, because the zoning itself is not 
changing. If General Plan Amendment Application No. 2021-1 is approved, then the General Plan 
Designation and Zoning Designation would be consistent and the property owner of Site 3 can 
submit a Site Plan Review Application to construct a multi-family development. A multi-family 
development project is a by-right use in the RM-2 zone district, which means that Community 
Development staff would take final action on the Site Plan Review Application, unless the 
application is appealed. 
 
BORDERING PROPERTY INFORMATION  

 

PUBLIC NOTICING 

As part of the application submittal, the applicant provided written authorization from the First Southern 
Baptist Church of Reedley, who is the property owner of APNs 370-091-09, -06, and -13, to submit a 
General Plan Amendment Application and a Change of Zone Application. City staff also reached out to 
the property owner of Site 3 to see if they were interested in the redesignation of their property, and the 
property owner provided written authorization. In April of 2021, City staff mailed a letter to the remaining 
property owners providing information about the proposed redesignations and indicated that the 
redesignations would be done at no cost to the property owner in an effort by the City to offer assistance 
to continue a commercial corridor along Manning Avenue and to maintain consistency with the intent of 
the adopted General Plan. See Attachment 4. 
 

 Planned Land Use Existing Zoning Existing Land Use 

North 

Sites 1 and 2: High Density 
Residential 

Site 3: Public/Institutional 
Facility 

Sites 1 and 2: RM-2 
Site 3: RCO 

Sites 1 and 2: Single family and 
multifamily residential uses 

Site 3: Public school 

East 

Sites 1 and 2: Community 
Commercial 

Site 3: Low Density 
Residential 

Sites 1 and 2: CC 
Site 3: R-1-6 

Sites 1 and 2: Commercial uses 
Site 3: Single family residential 

uses 

South 

Sites 1 and 2: Low and High 
Density Residential 
Site 3: High Density 

Residential 

Sites 1 and 2: CC, R-1-6  
Site 3: RM-2 

Sites 1 and 2: Single family and 
multi-family residential uses and 

commercial uses 
Site 3: Single family and multi-

family residential uses 

West 
Sites 1 and 2: High Density 

Residential 
Site 3: Open Space 

Sites 1 and 2: RM-2 
Site 3: RCO 

Sites 1 and 2: single family 
residential uses 

Site 3: RCO 

CC: Community Commercial 

RCO: Resource Conservation and Open Space 

R-1-6: Single Family Residential (6,000 square feet minimum site area) 

RM-2: High Density Residential (15-29 DU/acre) 
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Pursuant to the Government Code Section 65091 (Planning and Zoning Law) and Reedley Municipal 
Code, §10-22, it is required that a notice be published in a newspaper and be sent to surrounding 
property owners. The public hearing notice was published in the Mid-Valley Times on December 2, 20-
21 and was mailed to surrounding property owners on December 3, 2021. See Attachment 5 for the 
Proof of Publication and Public Noticing Map. 

 
ENVIRONMENTAL REVIEW 
On February 25, 2014, the City Council certified the Environmental Impact Report (SCH No. 
2010031106) prepared for the proposed Reedley General Plan Update 2030 pursuant to the California 
Environmental Quality Act (CEQA). The EIR provides a comprehensive single programmatic 
environmental document that will allow the City of Reedley to carry out the General Plan Update and 
evaluates direct, indirect, and cumulative impacts of the proposed GPU, as well as project alternatives 
in accordance with the provisions set forth in CEQA and the CEQA Guidelines. 
 
The General Plan Update 2030 EIR is available for review on the Community Development 
Department’s “Major Projects” page on the City of Reedley’s website, which can be found at the 
following link:  (http://www.reedley.com/departments/community_development/Major_Projects/) and at 
the Planning Division of the City of Reedley Community Development Department, located at 1733 9th 
Street Reedley, CA 93654. 
 
Section 15162(a) of the CEQA Guidelines states no subsequent EIR shall be prepared for a project 
unless the lead agency determines, on the basis of substantial evidence in the light of the whole record, 
one or more of the following: 
(1) Substantial changes are proposed in the project which will require major revisions of the previous 

EIR or negative declaration due to the involvement of new significant environmental effects or a 
substantial increase in the severity of previously identified significant effects; 

(2) Substantial changes occur with respect to the circumstances under which the project is undertaken 
which will require major revisions of the previous EIR or Negative Declaration due to the involvement 
of new significant environmental effects or a substantial increase in the severity of previously 
identified significant effects; or 

(3) New information of substantial importance, which was not known and could not have been known 
with the exercise of reasonable diligence at the time the previous EIR was certified as complete or 
the Negative Declaration was adopted, shows any of the following: 
A. The project will have one or more significant effects not discussed in the previous EIR or 

negative declaration; 
B. Significant effects previously examined will be substantially more severe than shown in the 

previous EIR; 
C. Mitigation measures or alternatives previously found not to be feasible would in fact be feasible, 

and would substantially reduce one or more significant effects of the project, but the project 
proponents decline to adopt the mitigation measure or alternative; or 

D. Mitigation measures or alternatives which are considerably different from those analyzed in the 
previous EIR would substantially reduce one or more significant effects on the environment, but 
the project proponents decline to adopt the mitigation measure or alternative. 

 
The Addendum has been prepared in accordance with the relevant provisions of CEQA and the CEQA 
Guidelines as implemented by the City of Reedley. See Attachment 6. According to Section 15164(a) 
of the CEQA Guidelines, “The lead agency or responsible agency shall prepare an addendum to a 
previously certified EIR if some changes or additions are necessary but none of the conditions described 
in Section 15162 calling for preparation of a subsequent EIR have occurred.” The changes that are 

http://www.reedley.com/departments/community_development/Major_Projects/
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being proposed with the project are minor in the sense that they would not create potentially significant 
environmental impacts in addition to those already identified in the 2030 General Plan EIR. The project 
would also not substantially increase the magnitude or severity of impacts that were previously 
identified. This Addendum does not require public circulation because it does not provide significant 
new information that changes the 2030 General Plan EIR in a way that deprives the public of a 
meaningful opportunity to comment upon a substantial adverse environmental effect of the Project or a 
feasible way to mitigate or avoid such an effect. 
 
This Addendum includes a description of the project, and a comparison of the impacts for all 
environmental issues’ areas listed in Appendix G of the CEQA Guidelines. The City of Reedley shall 
consider this Addendum to the 2030 General Plan EIR prior to making a decision on the project. 

 
FINANCIAL IMPACT 
The project applicant has paid all entitlement application fees. 
 
ATTACHMENTS 

1. Resolution No. 2021-16, a Resolution of the City of Reedley Planning Commission 
Recommending that the City Council of the City of Reedley adopt Environmental 
Assessment No. 2021-9, an Addendum to the City of Reedley Certified Program 
Environmental Impact Report, Prepared for the Reedley General Plan Update 2030, 
dated December 16, 2021 

2. Resolution No. 2021-17, a Resolution of the City of Reedley Planning Commission 
Recommending that the City Council of the City of Reedley approve General Plan 
Amendment Application No. 2021-1 

a. General Plan Amendment Application No. 2021-1 Exhibit A 
b. General Plan Amendment Application No. 2021-1 Exhibit B 
c. Comment Letter from Alta Irrigation District (AID) dated July 23, 2021 

3. Resolution No. 2021-18, a Resolution of the City of Reedley Planning Commission 
Recommending to the City Council Approval of Change of Zone Application No. 2021-1 
(Ordinance No. 2021-005) 

a. Change of Zone Application No. 2021-1 Exhibit A 

4. Letter to Property Owners Regarding Redesignation of Properties 

5. Proof of Publication and Mailing 

6. Environmental Assessment No. 2021-9 
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RESOLUTION NO. 2021-16 
 

A RESOLUTION OF THE CITY OF REEDLEY PLANNING COMMISSION 
RECOMMENDING THAT THE CITY COUNCIL OF THE CITY OF REEDLEY ADOPT 
ENVIRONMENTAL ASSESSMENT NO. 2021-9, AN ADDENDUM TO THE CITY OF 

REEDLEY CERTIFIED PROGRAM ENVIRONMENTAL IMPACT REPORT, PREPARED 
FOR THE REEDLEY GENERAL PLAN UPDATE 2030, DATED DECEMBER 16, 2021 

 
WHEREAS, General Plan Amendment Application No. 2021-1 was submitted and 

pertains to redesignating APNs 363-091-05 (645 E Manning Avenue), 370-091-06 (677 E 

Manning Avenue), 370-093-13 (729 E Manning Avenue) from the High Density Residential 

General Plan Planned Land Use Designation to the Neighborhood Commercial General Plan 

Planned Land Use Designation, and redesignating APNs 370-093-02 (767 East Manning 

Avenue), 370-093-03 (799 East Manning Avenue), and 370-093-04 (799 East Manning 

Avenue) from the High Density Residential General Plan Planned Land Use Designation to 

the Community Commercial General Plan Planned Land Use Designation, and redesignating 

APN 370-131-29 from the Low Density Residential General Plan Planned Land Use 

Designation to the High Density Residential General Plan Planned Land Use Designation; 

and 

WHEREAS, Change of Zone Application No. 2021-1 (Ordinance No. 2021-005) was 

submitted and pertains to redesignating APNs (370-091-05, 370-091-06 & 370-093-13) from 

the RM-2 (Multi-Family Residential) zone district designation to the CN (Neighborhood 

Commercial) zone district designation; and 

WHEREAS, General Plan Amendment Application No. 2021-1 and Change of Zone 

Application No. 2021-1 (Ordinance No. 2021-005) were evaluated and processed in 

accordance with provisions of the California Environmental Quality Act; and 

WHEREAS, an Addendum to the City of Reedley certified Program Environmental 

Impact Report (SCH No. 2010031106), prepared for the Reedley General Plan Update 2030 

(Environmental Assessment No. 2021-9, dated December 16, 2021) has been prepared to 

assess the environmental effects of General Plan Amendment Application No. 2021-1 and 
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Change of Zone Application No. 2021-1 (Ordinance No. 2021-005) in accordance with the 

relevant provisions of CEQA and the State CEQA Guidelines as implemented by the City of 

Reedley; and 

WHEREAS, According to Section 15164(a) of the State CEQA Guidelines, “The lead 

agency or responsible agency shall prepare an addendum to a previously certified EIR if 

some changes or additions are necessary but none of the conditions described in Section 

15162 calling for preparation of a subsequent EIR have occurred.”; and 

WHEREAS, the changes that are being proposed with General Plan Amendment 

Application No. 2021-1 and Change of Zone Application No. 2021-1 (Ordinance No. 2021-

005) are minor in the sense that they would not create potentially significant environmental 

impacts in addition to those already identified in the City of Reedley General Plan Update 

2030 EIR; and 

WHEREAS, the project would also not substantially increase the magnitude or severity 

of impacts that were previously identified; and 

WHEREAS, this Addendum does not require public circulation because it does not 

provide significant new information that changes the City’s General Plan Update 2030 EIR in 

a way that deprives the public of a meaningful opportunity to comment upon a substantial 

adverse environmental effect of the Project or a feasible way to mitigate or avoid such an 

effect; and 

WHEREAS, no public comments or appeals regarding the proposed environmental 

finding or project have been received to date; and  

WHEREAS,  the City of Reedley Planning Commission, at a Regular Meeting on 

December 16, 2021, held a public hearing to review the general plan amendment application, 

change of zone application, and environmental assessment; and 

WHEREAS, the Planning Commission received public testimony, oral and written staff 

report, and independently deliberated.  
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NOW, THEREFORE, BE IT RESOLVED that the City of Reedley Planning 

Commission using their independent judgment hereby recommend that the City Council of 

the City of Reedley adopt Environmental Assessment No. 2021-9 based on the following: 

1. The above recitals are true and correct; and 
 
2. The City of Reedley Community Development Department has determined that 

Environmental Assessment No. 2021-9, an Addendum to the City of Reedley certified 
Program Environmental Impact Report, prepared for the Reedley General Plan Update 
2030, is appropriate for the project; and 

 
3. This resolution is effective immediately upon adoption. 
 
This foregoing resolution is hereby approved and adopted this 16th day of December, 2021, 

by the following vote: 

AYES:   
 
NOES:   
 
ABSTAIN:  
 
ABSENT:      
     
    ___________________________________ 

ATTEST: Ron Hudson, Chair 
 City of Reedley Planning Commission 
__________________________________ 
Rob Terry, Secretary 
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RESOLUTION NO. 2021-17 
 

A RESOLUTION OF THE CITY OF REEDLEY PLANNING COMMISSION 
RECOMMENDING THAT THE CITY COUNCIL OF THE CITY OF REEDLEY APPROVE 

GENERAL PLAN AMENDMENT APPLICATION NO. 2021-1 

WHEREAS, General Plan Amendment Application No. 2021-1 was submitted and 
pertains to redesignating APNs 363-091-05 (645 E Manning Avenue), 370-091-06 (677 E 
Manning Avenue), 370-093-13 (729 E Manning Avenue) from the High Density Residential 
General Plan Planned Land Use Designation to the Neighborhood Commercial General Plan 
Planned Land Use Designation, and redesignating APNs 370-093-02 (767 East Manning 
Avenue), 370-093-03 (799 East Manning Avenue), and 370-093-04 (799 East Manning 
Avenue) from the High Density Residential General Plan Planned Land Use Designation to 
the Community Commercial General Plan Planned Land Use Designation, and redesignating 
APN 370-131-29 from the Low Density Residential General Plan Planned Land Use 
Designation to the High Density Residential General Plan Planned Land Use Designation; 
and 

WHEREAS, the appropriateness of the proposed project has been examined with 
respect to its consistency with guiding land use principles, goals and policies of the Reedley 
General Plan Update 2030 and regulatory standards set forth in the Reedley Municipal Code 
and its compatibility with surrounding existing or proposed uses; and 

WHEREAS, Pursuant to Government Code Section 65863 (No Net Loss Law), a 
jurisdiction must maintain an adequate site inventory to accommodate its remaining unmet 
Regional Housing Needs Allocation (RHNA) by each income category at all times throughout 
the entire planning period; and 

WHEREAS, According to the 2015-2023 Fresno County Multi-Jurisdictional Housing 
Element, Reedley has surplus capacity for all income levels and a total surplus of 1,510 units; 
and 

WHEREAS, because the City of Reedley is considering removing the High Density 
Residential Designation of APNs 363-091-05 and 363-091-06 totaling approximately 1 acre in 
size, the City has identified an additional site that can accommodate the residential 
designation that is to be removed; and 

WHEREAS, a parcel approximately 2.65 acres in size (APN 370-131-29) is proposed 
to be redesignated to High Density Residential and is deemed adequate to accommodate for 
the City of Reedley’s RHNA pursuant to the requirements of Government Code section 
65583.2; and 

WHEREAS, no net loss of housing would occur as a result of this project; and 

WHEREAS, General Plan Amendment Application No. 2021-1 was evaluated and 
processed in accordance with provisions of the California Environmental Quality Act; and 

WHEREAS, an Addendum to the City of Reedley certified Program Environmental 
Impact Report (SCH No. 2010031106), prepared for the Reedley General Plan Update 2030 
(Environmental Assessment No. 2021-9, dated December 16, 2021) has been prepared to 
assess the environmental effects of General Plan Amendment Application No. 2021-1 and 
Change of Zone Application No. 2021-1 in accordance with the relevant provisions of CEQA 
and the State CEQA Guidelines as implemented by the City of Reedley; and 
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WHEREAS, According to Section 15164(a) of the State CEQA Guidelines, “The lead 
agency or responsible agency shall prepare an addendum to a previously certified EIR if 
some changes or additions are necessary but none of the conditions described in Section 
15162 calling for preparation of a subsequent EIR have occurred.”; and 

WHEREAS, the changes that are being proposed with General Plan Amendment 
Application No. 2021-1 and Change of Zone Application No. 2021-1 (Ordinance No. 2021-
005) are minor in the sense that they would not create potentially significant environmental 
impacts in addition to those already identified in the City of Reedley General Plan Update 
2030 EIR; and 

WHEREAS, the project would also not substantially increase the magnitude or severity 
of impacts that were previously identified; and 

WHEREAS, pursuant to Sections 65090 and 65091 (Planning and Zoning Law) of the 
Government Code and the procedures of Title 10 of the Reedley Municipal Code, a Notice of 
Public Hearing was published in a newspaper of general circulation on December 2, 2021, 
and was mailed to surrounding property owners on December 3, 2021; and  

WHEREAS,  the City of Reedley Planning Commission, at a Regular Meeting on 
December 16, 2021, held a public hearing to review the environmental assessment and 
general plan amendment application; and 

WHEREAS, the Planning Commission received public testimony, oral and written staff 
report, and independently deliberated.  

NOW, THEREFORE, BE IT RESOLVED that the City of Reedley Planning 
Commission using their independent judgment hereby recommends that the City Council of 
the City of Reedley approve General Plan Amendment Application No. 2021-1 based on the 
following: 

1. The above recitals are true and correct; and 

2. The City of Reedley Community Development Department has determined that 
Environmental Assessment No. 2021-9, an Addendum to the City of Reedley 
certified Program Environmental Impact Report, prepared for the Reedley General 
Plan Update 2030, is appropriate for the project; and 

3. The Planning Commission finds that General Plan Amendment Application No. 
2021-1 is consistent with the guiding land use principles, goals and policies of the 
Reedley General Plan Update 2030 and regulatory standards set forth in the 
Reedley Municipal Code and its compatibility with surrounding existing or proposed 
uses; and 

4. The Planning Commission finds that General Plan Amendment Application No. 
2021-1 is appropriate for the subject property; and 

5. The Planning Commission recommends that the City Council approve General 
Plan Amendment Application No. 2021-1; and 

6. The Planning Commission hereby recommends that the City Council of the City of 
Reedley adopt the following Conditions of Approval that shall apply to General Plan 
Amendment Application No. 2021-1: 
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a. Development of APNs 363-091-05, 370-091-06, 370-093-13, 370-093-02, 370-
093-03, 370-093-04, and 370-131-29 shall take place in accordance with all 
city, county, state and federal laws and regulations. 

b. If archaeological and/or animal fossil material is encountered during project 
surveying, grading, excavating, or construction, work shall stop immediately.  If 
there are suspected human remains, the Fresno County Coroner Division shall 
be immediately contacted at (559) 600-3400.  If remains or other archaeological 
material is possibly Native American in origin, the Native American Heritage 
Commission (phone number (916) 653-4082) shall be immediately contacted, 
and the California Archaeological Inventory/Southern San Joaquin Valley 
Information Center (phone number (805) 644-2289) shall be contacted to obtain 
a referral list of recognized archaeologists. 

If animal fossils are uncovered, the Museum of Paleontology at the University of 
California, Berkeley shall be contacted to obtain a referral list of recognized 
paleontologists. An assessment shall be conducted by a paleontologist; if the 
paleontologist determines the material to be significant, a recommendation shall 
be made to the City as to any further site investigation or preservation 
measures. 

c. Developer shall coordinate with Alta Irrigation District (AID) prior to the 
development of APN 370-131-29 in accordance with the Comment Letter from 
AID dated August 31, 2021. 

7. This resolution is effective immediately upon adoption. 

This foregoing resolution is hereby approved and adopted at a regular meeting of the 
Reedley Planning Commission, in the City of Reedley, held on the 16th day of December, 
2021, by the following vote: 

  
AYES:   

NOES:   

ABSTAIN:  

ABSENT:   

 

_______________________________ 
Ron Hudson, Chair 
City of Reedley Planning Commission  

ATTEST: 
 
 
__________________________________ 
Rob Terry, Secretary 
 
Attachments: 
Exhibit A: Map of affected parcels related to General Plan Amendment Application No. 

2021-1 (APNs 363-091-05, 370-091-06, 370-093-13, 370-093-02, 370-093-
03, and 370-093-04) 

Exhibit B: Map of affected parcel related to General Plan Amendment Application No. 
2021-1 (APN 370-131-29) 

Attachment 1:  Comment Letter from Alta Irrigation District (AID) dated July 23, 2021 
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 289 North L Street 

Dinuba, CA  93618 

Tel:  (559) 591-0800 

Fax:  (559) 591-5190 

www.altaid.org  

 

 

 

 

 
 

August 31, 2021 

 

Via E-mail Only (ellen.moore@reedley.ca.gov)  

 

 

Ellen Moore, Associate Planner 

City of Reedley – Community Dev. Department 

1733 Ninth Street 

Reedley, CA 93654 

 

 

Subject:  General Plan Amendment App. No. 2021-1 and Change of Zone Application NO. 

2021-1:  Site 3, APN 370-131-29 

 

 

Dear Ms. Moore: 

 

This letter is in response to a notice from City of Reedley, Community Development Department, for 

the proposed General Plan Amendment App. No. 2021-1 and Change of Zone Application NO. 2021-

1: Site 3, APN 370-131-29, received August 23, 2021, requesting comments on the Change of Zone 

No. 2021-3, generally located 385 feet north of the NE corner of E. Springfield Ave and N. Sunset 

Ave (Project). 

 

Alta Irrigation District (“District”) does have existing infrastructure (Curtis Pipeline) running 

generally in a west-east alignment on the northside of APN 370-131-29. Since the Project is in its 

preliminary stages of development, the District reserves the right to comment on potential impact(s) 

to its facilities and other mitigation requirements until such time plans and specifications are 

provided for the Project. However, here is a summary of other key actions the applicant must take as 

part of the District’s policies: i) execute an Encroachment Agreement, ii) execute a Pipeline 

Development Agreement, iii) possibility of pipeline replacement prior to occupancy of any buildings, 

iv) pay Encroachment Fees and other Project-related costs, etc. The District encourages the 

Developer to meet with the District during the early planning stages to discuss these items. 

 

Should you have any questions about this letter please contact me at (559) 591-0800. 

 

Sincerely, 

 

Alta Irrigation District 

 

___________________ 

Luis M. Rios, 

Resource Analyst I  
 
 
c: File 

Board of Directors 
Jack Brandt 

President 

Dan Astiasuain 
Domenic Fino 
Jerry Halford 

John Kalendar 
Tom Marshall 

Larry Tout 
 

Administration 
Chad B. Wegley 
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Secretary 

Marc A. Limas 
Operations 

Manager/Treasurer 
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RESOLUTION NO. 2021-18 
 

A RESOLUTION OF THE CITY OF REEDLEY PLANNING COMMISSION 
RECOMMENDING TO THE CITY COUNCIL APPROVAL OF CHANGE OF ZONE 

APPLICATION NO. 2021-1 (ORDINANCE NO. 2021-005) 
 

WHEREAS, Change of Zone Application No. 2021-1 (Ordinance No. 2021-005) was 
submitted and pertains to redesignating APNs (370-091-05, 370-091-06 & 370-093-13) from 
the RM-2 (Multi-Family Residential) zone district designation to the CN (Neighborhood 
Commercial) zone district designation; and 

WHEREAS, the proposed CN (Neighborhood Commercial) zone district designation is 
consistent with the Neighborhood Commercial General Plan Planned Land Use Designation 
on all three properties (see related General Plan Amendment Application No. 2021-1); and 

WHEREAS, the change of zone application is consistent with the overall guiding land 
use principles described in the General Plan Update 2030, Land Use Element; and  

WHEREAS, specific Land Use Element goals and policies, which when applied, would 
further support the zone district reclassification; and 

WHEREAS, the Community Development Department staff consulted with responsible 
and trustee agencies (City Departments and external agencies) regarding the change of zone, 
then conducted an environmental analysis; and  

WHEREAS, the appropriateness of the proposed project has been examined with 
respect to its compatibility with surrounding existing or proposed uses; and 

WHEREAS, General Plan Amendment Application No. 2021-1 and Change of Zone 
Application No. 2021-1 (Ordinance No. 2021-005) were evaluated and processed in 
accordance with provisions of the California Environmental Quality Act; and 

WHEREAS, an Addendum to the City of Reedley certified Program Environmental 
Impact Report (SCH No. 2010031106), prepared for the Reedley General Plan Update 2030 
(Environmental Assessment No. 2021-9, dated December 16, 2021) has been prepared to 
assess the environmental effects of General Plan Amendment Application No. 2021-1 and 
Change of Zone Application No. 2021-1 (Ordinance No. 2021-005) in accordance with the 
relevant provisions of CEQA and the State CEQA Guidelines as implemented by the City of 
Reedley; and 

WHEREAS, According to Section 15164(a) of the State CEQA Guidelines, “The lead 
agency or responsible agency shall prepare an addendum to a previously certified EIR if some 
changes or additions are necessary but none of the conditions described in Section 15162 
calling for preparation of a subsequent EIR have occurred.”; and 

WHEREAS, the changes that are being proposed with General Plan Amendment 
Application No. 2021-1 and Change of Zone Application No. 2021-1 (Ordinance No. 2021-005) 
are minor in the sense that they would not create potentially significant environmental impacts 
in addition to those already identified in the City of Reedley General Plan Update 2030 EIR; 
and 
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WHEREAS, the project would also not substantially increase the magnitude or severity 
of impacts that were previously identified; and 

WHEREAS, this Addendum does not require public circulation because it does not 
provide significant new information that changes the City’s General Plan Update 2030 EIR in a 
way that deprives the public of a meaningful opportunity to comment upon a substantial 
adverse environmental effect of the Project or a feasible way to mitigate or avoid such an effect; 
and 

 WHEREAS,  the City of Reedley Planning Commission, at the regular meeting 
on September 16, 2021, held a public hearing to review the change of zone and environmental 
assessment; and 

 WHEREAS, the Planning Commission received public testimony, oral and written 
staff report, and deliberated. 

NOW, THEREFORE, BE IT RESOLVED that the City of Reedley Planning Commission 
using their independent judgment hereby recommends that the City Council of the City of 
Reedley approve Change of Zone Application No. 2021-1 (Ordinance No. 2021-005) based on 
the following: 

1. The above recitals are true and correct; and 

2. The City of Reedley Community Development Department has determined that 
Environmental Assessment No. 2021-9, an Addendum to the City of Reedley certified 
Program Environmental Impact Report, prepared for the Reedley General Plan Update 
2030, is appropriate for the project; and 

3. The Planning Commission finds that the proposed Change of Zone Application is 
consistent with the subject property’s 2030 General Plan Neighborhood Commercial 
Planned Land Use Designation; and 

4. The Planning Commission finds that Change of Zone Application No. 2021-1 (Ordinance 
No. 2021-005) is appropriate for the subject property; and 

5. The Planning Commission hereby recommends that the City Council of the City of 
Reedley approve of Change of Zone Application No. 2021-1 through Ordinance No. 
2021-005; and 

6. The Planning Commission hereby recommends that the City Council of the City of 
Reedley adopt the following Conditions of Approval that shall apply to Change of Zone 
Application No. 2021-1(Ordinance No. 2021-005): 

a. Approval of Change of Zone Application No. 2021-1 and adoption of Ordinance 
No. 2021-005 is contingent upon final approval of General Plan Amendment 
Application No. 2021-1. 

b. Development of APNs 370-091-05, 370-091-06 & 370-093-13 shall take place 
in accordance with all city, county, state and federal laws and regulations. 

c. If archaeological and/or animal fossil material is encountered during project 
surveying, grading, excavating, or construction, work shall stop immediately.  If 
there are suspected human remains, the Fresno County Coroner Division shall 
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be immediately contacted at (559) 600-3400.  If remains or other archaeological 
material is possibly Native American in origin, the Native American Heritage 
Commission (phone number (916) 653-4082) shall be immediately contacted, 
and the California Archaeological Inventory/Southern San Joaquin Valley 
Information Center (phone number (805) 644-2289) shall be contacted to obtain 
a referral list of recognized archaeologists. 

If animal fossils are uncovered, the Museum of Paleontology at the University of 
California, Berkeley shall be contacted to obtain a referral list of recognized 
paleontologists. An assessment shall be conducted by a paleontologist; if the 
paleontologist determines the material to be significant, a recommendation shall 
be made to the City as to any further site investigation or preservation 
measures. 

d. A noise study shall be prepared prior to the issuance of building or grading 
permits for the proposed development on APNs 370-091-05 and 370-091-06 to 
ensure that noise sources emitted would not exceed threshold levels 
established in the 2030 General Plan EIR. 

7. This resolution is effective upon adoption. 

This foregoing resolution is hereby approved and adopted at a regular meeting of the Reedley 
Planning Commission, in the City of Reedley, held on the 16th day of September, 2021, by the 
following vote: 

  

AYES:   

NOES:   

ABSTAIN:  

ABSENT:  

_______________________________ 
Ron Hudson, Chair 
City of Reedley Planning Commission  

ATTEST: 

 

 

__________________________________ 
Rob Terry, Secretary 
 
 
 
Attachment: 
Exhibit A:  Map of affected parcels related to Change of Zone Application No. 2021-

1 (APNs 370-091-05, 370-091-06 & 370-090-13) 
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April 9, 2021 
 
 
 
DALE W & GUADALUPE MARTINEZ 
1630 MANNING AVE 
REEDLEY CA 93654 
 
 
RE:  Manning Commercial Corridor Designation Program 
 
Dear Dale and Guadalupe Martinez: 
 
The City of Reedley’s records indicate that you are the owner-of-record for a property located at 
767 East Manning Avenue, on the south side of Manning Avenue between North Sunset Avenue 
and East 11th Street (APN: 370-093-02). The City would like to make you aware of an exciting new 
opportunity that may benefit you and your property. 
 
All properties within the City Limits of the City of Reedley have a zone district designation and 
general plan planned land use designation. Maps showing these designations are available on the 
City of Reedley’s website. Your property is currently zoned as CC (Central and Community 
Commercial), but your property currently has a High Density Residential General Plan Planned 
Land Use Designation, which is inconsistent. In the future, if you were considering redeveloping 
your property, the zone district and general plan planned land use designation would have to be 
consistent with each other, which can lead to significant costs to the land owner to change the 
designation of the property to be consistent. 
 
You are receiving this letter because the City of Reedley received an entitlement application 
proposing to change the zoning and general plan designations of multiple nearby properties from 
High Density Residential to Neighborhood Commercial or Community Commercial Planned Land 
Use Designations. The City of Reedley is considering assigning your property a Community 
Commercial Land Use Designation in order to continue a commercial corridor along this section of 
Manning Avenue, which has already established a commercial corridor to the east and west of 
your property. 
 
To reduce government red tape and financially assist Reedley land owners, the City has initiated 
the Manning Commercial Corridor Designation Program. The program is designed to remove 
costly development barriers by assigning a planned land use designation to your land that is 
consistent with the intent of the Reedley General Plan to continue a commercial corridor along 
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Manning Avenue, as well as the current property’s zone district designation. The best part is that 
participation in the program is voluntary, there will be no change to your current land use, and 
there is no cost to you. 
 
Your property is currently zoned as CC (Central and Community Commercial). We are 
recommending that your property be reclassified from the High Density Residential General Plan 
Planned Land Use Designation to the Community Commercial General Plan Planned Land Use 
Designation. Additional information regarding the City of Reedley’s Planned Land Use 
Designations can be found in the Reedley Municipal Code, which is available on the City's website 
at https://reedley.ca.gov/. 
 
If you are currently using your property in a legal manner, you can keep using your property the 
same way, however, no legal nonconforming structure shall be altered or enlarged, pursuant to 
Reedley Municipal Code Section 10-15-7D. With the free reclassification of your property, you will 
also have the additional option to use your property consistent with the new classification. In other 
words, you get the best of both worlds and have more options. 
 
A form indicating interest or opposition to the reclassification has been included with a stamped 
envelope in this letter for you to express your interest in reclassifying your property with the 
Community Commercial General Plan Planned Land Use Designation. 

 If you consent to the reclassification of your property, please check the appropriate box on 
the attached Interest Form and fill out the attached Owner Authorization form. Please mail 
both forms in the stamped envelope provided by April 23, 2021. 
 

 If you are opposed to this action, please check the appropriate box on the attached Interest 
Form and mail it in the stamped envelope provided by April 23, 2021. 

 

 If you have questions or want more information, please check the appropriate box on the 
attached Interest Form and mail it in the stamped envelope provided by April 23, 2021. 

 
If the City does not receive a response from you by April 30, 2021, it will be understood that you 
are unopposed to the reclassification of your property. 
 
If you have any questions or would like additional information, please contact Ellen Moore, Senior 
Planner, at (559) 637-4200, ext. 222, or by e-mail at Ellen.Moore@reedley.ca.gov. 
 
 
 
Sincerely, 

 
Ellen Moore, Senior Planner 
Community Development Department 
 
2021em030 
 
Enclosure: Letter translated to Spanish 

Program Interest Form 
Owner Authorization 
Stamped Envelope  
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9 de abril de 2021 
 
 
 
DALE W & GUADALUPE MARTINEZ 
1630 MANNING AVE 
REEDLEY CA 93654 
 
 
RE:  Programa de Designación de Corredores Comerciales de Manning 
 
Estimados Dale y Guadalupe Martínez: 
 

Los registros de la ciudad de Reedley indican que ustedes son los dueños de una propiedad ubicada en 
767 East Manning Avenue en el lado sur de Manning Avenue entre North Sunset Avenue y East 11th 
Street (APN: 370-093-02). La ciudad le gustaría hacerlos conscientes de una nueva oportunidad 
emocionante que puede beneficiarle a ustedes y a su propiedad. 
 
Todas las propiedades dentro de la ciudad de Reedley tienen una designación de distrito de zona y la 
designación de uso de terreno planificada del plan general. Los mapas que muestran estas designaciones 
están disponibles en el sitio web de la ciudad de Reedley. Su propiedad actualmente está zonada 
como CC (Comercial Central y Comunitario), pero su propiedad también actualmente tiene una 
Designación de Uso Planeado del Plan General Residencial de Alta Densidad, que es inconsistente. En 
el futuro, si ustedes deciden re urbanizar su propiedad, el distrito de la zona y la designación de uso de 
terreno planificado del plan general tendrían que ser consistentes. Para cambiar la designación de la 
propiedad para ser consistente puede conducir a costos significativos para el dueño de la propiedad.  
 
Ustedes está recibiendo esta noticia porque la ciudad de Reedley recibió una solicitud de derecho que 
propone cambiar las designaciones de zonificación y plan general de múltiples propiedades cercanas de 
residencial de alta densidad a denominaciones de uso de suelo comercial o comercial de la 
comunidad. La ciudad de Reedley está considerando asignar a su propiedad una Designación de Uso de 
Terreno Comercial Comunitario con el fin de continuar un corredor comercial a lo largo de esta sección 
de Manning Avenue, que ya ha establecido un corredor comercial al este y al oeste de su propiedad. 
 
Para reducir la burocracia del gobierno y ayudar financieramente a los dueños de terreno de Reedley, la 
ciudad ha iniciado el Programa de Designación del Corredor Comercial Manning. El programa está 
diseñado para eliminar costosas barreras de desarrollo mediante la asignación de una designación de 
uso de terreno planificada a su propiedad que es consistente con la intención del Plan General Reedley 
de continuar un corredor comercial a lo largo de Manning Avenue, así como la designación de distrito de 
zona de la propiedad actual. Participación en el programa es voluntaria, no habrá cambios en su uso 
actual del terreno, y no hay costo para usted. 
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Su propiedad está actualmente zonada como CC (Comercial Central y Comunitaria). Recomendamos 
que su propiedad sea reclasificada de la Designación de Uso De Terreno Planificado del Plan General 
Residencial de Alta Densidad a la Designación de Uso De Terreno Planificado del Plan General 
Comercial Comunitario. Puede encontrar información adicional sobre las Designaciones de Uso de 
Terreno Planificadas de la Ciudad de Reedley en el Código Municipal de Reedley, que está disponible en 
el sitio web de la ciudad en https://reedley.ca.gov/. 
 

Si actualmente está utilizando su propiedad de manera legal, puede seguir utilizando su propiedad de la 
misma manera, sin embargo, ninguna estructura legal de inconformidad será alterada o ampliada, de 
conformidad con la Sección 10-15-7D del Código Municipal de Reedley. Con la reclasificación gratuita de 
su propiedad, también tendrá la opción adicional de usar su propiedad de acuerdo con la nueva 
clasificación. En otras palabras, obtienes lo mejor de ambos mundos y tienes más opciones. 
 
Un formulario que indica interés u oposición a la reclasificación ha sido incluido con un sobre sellado en 
este sobre para que ustedes expresen su interés en reclasificar su propiedad con la Designación de Uso 
De Suelo Plan General Comercial De la Comunidad. 
     Si dan su consentimiento para la reclasificación de su propiedad, marquen la casilla correspondiente 

en el formulario de interés adjunto y rellenen el formulario de autorización de dueño adjunto. Envíen 
ambos formularios por correo en el sobre sellado proporcionado antes del 23 de abril de 2021. 
  

     Si se oponen a esta acción, marquen la casilla correspondiente en el Formulario de Interés adjunto y 
envíelan por correo en el sobre sellado proporcionado antes del 23 de abril de 2021. 
  

     Si tienen preguntas o desean más información, marquen la casilla correspondiente, en el Formulario 
de Interés adjunto y envíelan por correo en el sobre sellado proporcionado antes el 23 de abril de 
2021. 

 
Si la ciudad no recibe una respuesta suya antes del 30 de abril de 2021, se entenderá que no están 
expuestos a la reclasificación de su propiedad. 
  
Si tienen alguna pregunta o desean información adicional, comuníquese con Ellen Moore, Senior Planner, 
al (559) 637-4200, ext. 289, o por correo electrónico a Ellen.Moore@reedley.ca.gov . 
  
  
  
Sinceramente, 

 
Ellen Moore, Senior Planner 
Community Development Department 
 
2021em030 
 
Recinto:  Carta traducida al español 

Formulario de interés del programa 
Autorización del propietario 
Sobre sellado 
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Manning Commercial Corridor Designation Program 

Interest Form 
 

Please fill out and mail this form by April 23, 2021. 
 
 

 I am interested in reclassifying my property. 
  See attached for the signed Owner Authorization Form. 
 

 I am not interested in reclassifying my property. 
 

 I want to know more information. Please contact me at: 

Name:    ____________________________________ 

Phone Number:  ____________________________________ 

E-mail Address (optional): ____________________________________ 
 

 
Programa de Designación de Corredores Comerciales de 

Manning 
Formulario de interés 

  
Por favor, rellene y envíe este formulario por correo antes del 23 de abril de 2021. 

 
   

  Estoy interesado en reclasificar mi propiedad. 
Consulte adjunto para el formulario de autorización de propietario firmado. 

  
  No estoy interesado en reclasificar mi propiedad. 

  
  Quiero saber más información. Por favor, póngase en contacto conmigo 

en: 

Nombre:    _____________________________________ 

Número de teléfono:  _____________________________________ 

Dirección de correo electrónico (opcional): ________________________ 



 

 

 
City of Reedley 

Community Development Department 
1733 Ninth Street 

Reedley, CA  93654 
(559) 637-4200 

http://www.reedley.com 
 

  REV: 8/2016 

Owner Authorization 
OWNER:  
I, _______________________________________________, declare as follows:  
                          (Owner’s Name)  

I am the owner of certain real property bearing assessor’s parcel number(s) (APNs):   

 

 
AGENT:   
I designate ___________________________________________, to act as my duly authorized 
                                                   (Agent’s Name) 

agent for all purposes necessary to (list permit type): 
 

____________________________________________________________________________ 
 
____________________________________________________________________________ 
 

relative to the property mentioned herein. 
 
DECLARATION: 
I declare under penalty of perjury the foregoing is true and correct. 

Executed on this date,  ___________________________________. 
OWNER 

 
 

AGENT 
 

(Signature of Owner) 
 

(Signature of Agent) 
 

(Owner Mailing Address) 
 

(Agent Mailing Address) 
 

(Owner Telephone) (Agent Telephone) 
 

(Note:  Attach acknowledgment of signatures(s) by Notary Public if executed outside State of California) 
 
APPROVED: 
CITY OF REEDLEY 

By:    Date:  
 

370-093-02

the City of Reedley Community Development Department

apply for a general plan amendment application reclassifying my property from High Density Residential

1733 Ninth Street, Reedley, CA 93654

(559) 637-4200 x 222

to a Community Commercial Planned Land Use Designation



 
 
 
 

City of Reedley 
Community Development Department 

1733 Ninth Street 
Reedley, CA 93654 

(559) 637-4200 
http://www.reedley.com 

 
Autorización de Propietario 

DUEÑO DE LA PROPIEDAD: 
 
Yo,  , declaro como sigue: 

(Nombre del Dueño) 
 
Yo soy el dueño de ciertas propiedades reales que llevan el número de parcela del evaluador (APNs): 
 

370-093-02 
 
 
EL/LA SOLICITANTE: 

 

Yo declaro al Departamento de Desarrollo Comunitario de la Ciudad de Reedley, para actuar como 
mi agente 

(Nombre del solicitante) 
 

debidamente autorizado para todos los propósitos necesarios para (tipo de permiso de lista): 

  solicitar una solicitud de modificación del plan general que reclasifica mi propiedad de Residencial 

de Alta Densidad, a una Designación de Uso de Suelo Planificada Comercial Comunitaria              

en relación con la propiedad mencionada en este documento.  

LA DECLARACION: 
 

Declaro bajo pena de perjurio lo anterior es verdadero y correcto. 
Ejecutado en esta fecha,   . 

 

EL DUEÑO EL/LA SOLICITANTE 
 
 
 

(Firma del Propietario) (Solicitante del Agente) 
 

      1733 Ninth Street, Reedley, CA 93654 
(Propietario de la Dirección Postal) (Dirección de Correo del Solicitante) 

 
      (559) 637-4200 x 222 

(Teléfono del Propietario) (Teléfono del Solicitante) 
 
 

(Nota: Adjunte el acuse de recibo de las firmas por notario público si se ejecuta fuera del estado de California) 
 
PROPIEDAD VERIFICADA: 
CITY OF REEDLEY 
 

  Por:  Fecha:   
 
 

REV: 4/2019 
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April 9, 2021 
 
 
 
LUIS ALBERTO ZARAGOZA PENA 
787 E MANNING AVE 
REEDLEY CA 93654 
 
 
RE:  Manning Commercial Corridor Designation Program 
 
Dear Luis Alberto Zaragoza Pena: 
 
The City of Reedley’s records indicate that you are the owner-of-record for a property located at 
787 East Manning Avenue, on the south side of Manning Avenue between North Sunset Avenue 
and East 11th Street (APN: 370-093-03). The City would like to make you aware of an exciting new 
opportunity that may benefit you and your property. 
 
All properties within the City Limits of the City of Reedley have a zone district designation and 
general plan planned land use designation. Maps showing these designations are available on the 
City of Reedley’s website. Your property is currently zoned as CC (Central and Community 
Commercial), but your property currently has a High Density Residential General Plan Planned 
Land Use Designation, which is inconsistent. In the future, if you were considering redeveloping 
your property, the zone district and general plan planned land use designation would have to be 
consistent with each other, which can lead to significant costs to the land owner to change the 
designation of the property to be consistent. 
 
You are receiving this letter because the City of Reedley received an entitlement application 
proposing to change the zoning and general plan designations of multiple nearby properties from 
High Density Residential to Neighborhood Commercial or Community Commercial Planned Land 
Use Designations. The City of Reedley is considering assigning your property a Community 
Commercial Land Use Designation in order to continue a commercial corridor along this section of 
Manning Avenue, which has already established a commercial corridor to the east and west of 
your property. 
 
To reduce government red tape and financially assist Reedley land owners, the City has initiated 
the Manning Commercial Corridor Designation Program. The program is designed to remove 
costly development barriers by assigning a planned land use designation to your land that is 
consistent with the intent of the Reedley General Plan to continue a commercial corridor along 
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Manning Avenue, as well as the current property’s zone district designation. The best part is that 
participation in the program is voluntary, there will be no change to your current land use, and 
there is no cost to you. 
 
Your property is currently zoned as CC (Central and Community Commercial). We are 
recommending that your property be reclassified from the High Density Residential General Plan 
Planned Land Use Designation to the Community Commercial General Plan Planned Land Use 
Designation. Additional information regarding the City of Reedley’s Planned Land Use 
Designations can be found in the Reedley Municipal Code, which is available on the City's website 
at https://reedley.ca.gov/. 
 
If you are currently using your property in a legal manner, you can keep using your property the 
same way, however, no legal nonconforming structure shall be altered or enlarged, pursuant to 
Reedley Municipal Code Section 10-15-7D. With the free reclassification of your property, you will 
also have the additional option to use your property consistent with the new classification. In other 
words, you get the best of both worlds and have more options. 
 
A form indicating interest or opposition to the reclassification has been included with a stamped 
envelope in this letter for you to express your interest in reclassifying your property with the 
Community Commercial General Plan Planned Land Use Designation. 

 If you consent to the reclassification of your property, please check the appropriate box on 
the attached Interest Form and fill out the attached Owner Authorization form. Please mail 
both forms in the stamped envelope provided by April 23, 2021. 
 

 If you are opposed to this action, please check the appropriate box on the attached Interest 
Form and mail it in the stamped envelope provided by April 23, 2021. 

 

 If you have questions or want more information, please check the appropriate box on the 
attached Interest Form and mail it in the stamped envelope provided by April 23, 2021. 

 
If the City does not receive a response from you by April 30, 2021, it will be understood that you 
are unopposed to the reclassification of your property. 
 
If you have any questions or would like additional information, please contact Ellen Moore, Senior 
Planner, at (559) 637-4200, ext. 222, or by e-mail at Ellen.Moore@reedley.ca.gov. 
 
 
 
Sincerely, 

 
Ellen Moore, Senior Planner 
Community Development Department 
 
2021em030 
 
Enclosure: Letter translated to Spanish 

Program Interest Form 
Owner Authorization 
Stamped Envelope  
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9 de abril de 2021 
 
 
 
LUIS ALBERTO ZARAGOZA PENA 
787 E MANNING AVE 
REEDLEY CA 93654 
 
 
RE:  Programa de Designación de Corredores Comerciales de Manning 
 
Estimados Luis Alberto Zaragoza Pena: 
 

Los registros de la ciudad de Reedley indican que usted es el dueño de una propiedad ubicada en 787 
East Manning Avenue en el lado sur de Manning Avenue entre North Sunset Avenue y East 11th Street 
(APN: 370-093-03). La ciudad le gustaría hacerlo consciente de una nueva oportunidad emocionante que 
puede beneficiarle a usted y a su propiedad. 
 
Todas las propiedades dentro de la ciudad de Reedley tienen una designación de distrito de zona y la 
designación de uso de terreno planificada del plan general. Los mapas que muestran estas designaciones 
están disponibles en el sitio web de la ciudad de Reedley. Su propiedad actualmente está zonada 
como CC (Comercial Central y Comunitario), pero su propiedad también actualmente tiene una 
Designación de Uso Planeado del Plan General Residencial de Alta Densidad, que es inconsistente. En 
el futuro, si usted decide re urbanizar su propiedad, el distrito de la zona y la designación de uso de 
terreno planificado del plan general tendrían que ser consistentes. Para cambiar la designación de la 
propiedad para ser consistente puede conducir a costos significativos para el dueño de la propiedad.  
 
Usted está recibiendo esta noticia porque la ciudad de Reedley recibió una solicitud de derecho que 
propone cambiar las designaciones de zonificación y plan general de múltiples propiedades cercanas de 
residencial de alta densidad a denominaciones de uso de suelo comercial o comercial de la 
comunidad. La ciudad de Reedley está considerando asignar a su propiedad una Designación de Uso de 
Terreno Comercial Comunitario con el fin de continuar un corredor comercial a lo largo de esta sección 
de Manning Avenue, que ya ha establecido un corredor comercial al este y al oeste de su propiedad. 
 
Para reducir la burocracia del gobierno y ayudar financieramente a los dueños de terreno de Reedley, la 
ciudad ha iniciado el Programa de Designación del Corredor Comercial Manning. El programa está 
diseñado para eliminar costosas barreras de desarrollo mediante la asignación de una designación de 
uso de terreno planificada a su propiedad que es consistente con la intención del Plan General Reedley 
de continuar un corredor comercial a lo largo de Manning Avenue, así como la designación de distrito de 
zona de la propiedad actual. Participación en el programa es voluntaria, no habrá cambios en su uso 
actual del terreno, y no hay costo para usted. 
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Su propiedad está actualmente zonada como CC (Comercial Central y Comunitaria). Recomendamos 
que su propiedad sea reclasificada de la Designación de Uso De Terreno Planificado del Plan General 
Residencial de Alta Densidad a la Designación de Uso De Terreno Planificado del Plan General 
Comercial Comunitario. Puede encontrar información adicional sobre las Designaciones de Uso de 
Terreno Planificadas de la Ciudad de Reedley en el Código Municipal de Reedley, que está disponible en 
el sitio web de la ciudad en https://reedley.ca.gov/. 
 

Si actualmente está utilizando su propiedad de manera legal, puede seguir utilizando su propiedad de la 
misma manera, sin embargo, ninguna estructura legal de inconformidad será alterada o ampliada, de 
conformidad con la Sección 10-15-7D del Código Municipal de Reedley. Con la reclasificación gratuita de 
su propiedad, también tendrá la opción adicional de usar su propiedad de acuerdo con la nueva 
clasificación. En otras palabras, obtienes lo mejor de ambos mundos y tienes más opciones. 
 
Un formulario que indica interés u oposición a la reclasificación ha sido incluido con un sobre sellado en 
este sobre para que usted exprese su interés en reclasificar su propiedad con la Designación de Uso De 
Suelo Plan General Comercial De la Comunidad. 
     Si da su consentimiento para la reclasificación de su propiedad, marque la casilla correspondiente en 

el formulario de interés adjunto y rellene el formulario de autorización de dueño adjunto. Envíe ambos 
formularios por correo en el sobre sellado proporcionado antes del 23 de abril de 2021. 
  

     Si se opone a esta acción, marque la casilla correspondiente en el Formulario de Interés adjunto y 
envíela por correo en el sobre sellado proporcionado antes del 23 de abril de 2021. 
  

     Si tiene preguntas o desea más información, marque la casilla correspondiente, en el Formulario de 
Interés adjunto y envíela por correo en el sobre sellado proporcionado antes el 23 de abril de 2021. 

 
Si la ciudad no recibe una respuesta suya antes del 30 de abril de 2021, se entenderá que no está 
expuesto a la reclasificación de su propiedad. 
  
Si tiene alguna pregunta o desea información adicional, comuníquese con Ellen Moore, Senior Planner, 
al (559) 637-4200, ext. 289, o por correo electrónico a Ellen.Moore@reedley.ca.gov . 
  
  
  
Sinceramente, 

 
Ellen Moore, Senior Planner 
Community Development Department 
 
2021em030 
 
Recinto:  Carta traducida al español 

Formulario de interés del programa 
Autorización del propietario 
Sobre sellado 
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Manning Commercial Corridor Designation Program 

Interest Form 
 

Please fill out and mail this form by April 23, 2021. 
 
 

 I am interested in reclassifying my property. 
  See attached for the signed Owner Authorization Form. 
 

 I am not interested in reclassifying my property. 
 

 I want to know more information. Please contact me at: 

Name:    ____________________________________ 

Phone Number:  ____________________________________ 

E-mail Address (optional): ____________________________________ 
 

 
Programa de Designación de Corredores Comerciales de 

Manning 
Formulario de interés 

  
Por favor, rellene y envíe este formulario por correo antes del 23 de abril de 2021. 

 
   

  Estoy interesado en reclasificar mi propiedad. 
Consulte adjunto para el formulario de autorización de propietario firmado. 

  
  No estoy interesado en reclasificar mi propiedad. 

  
  Quiero saber más información. Por favor, póngase en contacto conmigo 

en: 

Nombre:    _____________________________________ 

Número de teléfono:  _____________________________________ 

Dirección de correo electrónico (opcional): ________________________ 



 

 

 
City of Reedley 

Community Development Department 
1733 Ninth Street 

Reedley, CA  93654 
(559) 637-4200 

http://www.reedley.com 
 

  REV: 8/2016 

Owner Authorization 
OWNER:  
I, _______________________________________________, declare as follows:  
                          (Owner’s Name)  

I am the owner of certain real property bearing assessor’s parcel number(s) (APNs):   

 

 
AGENT:   
I designate ___________________________________________, to act as my duly authorized 
                                                   (Agent’s Name) 

agent for all purposes necessary to (list permit type): 
 

____________________________________________________________________________ 
 
____________________________________________________________________________ 
 

relative to the property mentioned herein. 
 
DECLARATION: 
I declare under penalty of perjury the foregoing is true and correct. 

Executed on this date,  ___________________________________. 
OWNER 

 
 

AGENT 
 

(Signature of Owner) 
 

(Signature of Agent) 
 

(Owner Mailing Address) 
 

(Agent Mailing Address) 
 

(Owner Telephone) (Agent Telephone) 
 

(Note:  Attach acknowledgment of signatures(s) by Notary Public if executed outside State of California) 
 
APPROVED: 
CITY OF REEDLEY 

By:    Date:  
 

370-093-03

the City of Reedley Community Development Department

apply for a general plan amendment application reclassifying my property from High Density Residential

1733 Ninth Street, Reedley, CA 93654

(559) 637-4200 x 222

to a Community Commercial Planned Land Use Designation



 
 
 
 

City of Reedley 
Community Development Department 

1733 Ninth Street 
Reedley, CA 93654 

(559) 637-4200 
http://www.reedley.com 

 
Autorización de Propietario 

DUEÑO DE LA PROPIEDAD: 
 
Yo,  , declaro como sigue: 

(Nombre del Dueño) 
 
Yo soy el dueño de ciertas propiedades reales que llevan el número de parcela del evaluador (APNs): 
 

370-093-03 
 
 
EL/LA SOLICITANTE: 

 

Yo declaro al Departamento de Desarrollo Comunitario de la Ciudad de Reedley, para actuar como 
mi agente 

(Nombre del solicitante) 
 

debidamente autorizado para todos los propósitos necesarios para (tipo de permiso de lista): 

  solicitar una solicitud de modificación del plan general que reclasifica mi propiedad de Residencial 

de Alta Densidad, a una Designación de Uso de Suelo Planificada Comercial Comunitaria              

en relación con la propiedad mencionada en este documento.  

LA DECLARACION: 
 

Declaro bajo pena de perjurio lo anterior es verdadero y correcto. 
Ejecutado en esta fecha,   . 

 

EL DUEÑO EL/LA SOLICITANTE 
 
 
 

(Firma del Propietario) (Solicitante del Agente) 
 

      1733 Ninth Street, Reedley, CA 93654 
(Propietario de la Dirección Postal) (Dirección de Correo del Solicitante) 

 
      (559) 637-4200 x 222 

(Teléfono del Propietario) (Teléfono del Solicitante) 
 
 

(Nota: Adjunte el acuse de recibo de las firmas por notario público si se ejecuta fuera del estado de California) 
 
PROPIEDAD VERIFICADA: 
CITY OF REEDLEY 
 

  Por:  Fecha:   
 
 

REV: 4/2019 



 

 

 
City of Reedley 

Community Development Department 
1733 Ninth Street 

Reedley, CA  93654 
(559) 637-4200 

https://reedley.ca.gov/ 
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April 9, 2021 
 
 
 
SALVADOR MEDINA 
799 E MANNING AVE 
REEDLEY CA 93654 
 
 
RE:  Manning Commercial Corridor Designation Program 
 
Dear Salvador Medina: 
 
The City of Reedley’s records indicate that you are the owner-of-record for a property located at 
799 East Manning Avenue, on the south side of Manning Avenue between North Sunset Avenue 
and East 11th Street (APN: 370-093-04). The City would like to make you aware of an exciting new 
opportunity that may benefit you and your property. 
 
All properties within the City Limits of the City of Reedley have a zone district designation and 
general plan planned land use designation. Maps showing these designations are available on the 
City of Reedley’s website. Your property is currently zoned as CC (Central and Community 
Commercial), but your property currently has a High Density Residential General Plan Planned 
Land Use Designation, which is inconsistent. In the future, if you were considering redeveloping 
your property, the zone district and general plan planned land use designation would have to be 
consistent with each other, which can lead to significant costs to the land owner to change the 
designation of the property to be consistent. 
 
You are receiving this letter because the City of Reedley received an entitlement application 
proposing to change the zoning and general plan designations of multiple nearby properties from 
High Density Residential to Neighborhood Commercial or Community Commercial Planned Land 
Use Designations. The City of Reedley is considering assigning your property a Community 
Commercial Land Use Designation in order to continue a commercial corridor along this section of 
Manning Avenue, which has already established a commercial corridor to the east and west of 
your property. 
 
To reduce government red tape and financially assist Reedley land owners, the City has initiated 
the Manning Commercial Corridor Designation Program. The program is designed to remove 
costly development barriers by assigning a planned land use designation to your land that is 
consistent with the intent of the Reedley General Plan to continue a commercial corridor along 
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Manning Avenue, as well as the current property’s zone district designation. The best part is that 
participation in the program is voluntary, there will be no change to your current land use, and 
there is no cost to you. 
 
Your property is currently zoned as CC (Central and Community Commercial). We are 
recommending that your property be reclassified from the High Density Residential General Plan 
Planned Land Use Designation to the Community Commercial General Plan Planned Land Use 
Designation. Additional information regarding the City of Reedley’s Planned Land Use 
Designations can be found in the Reedley Municipal Code, which is available on the City's website 
at https://reedley.ca.gov/. 
 
If you are currently using your property in a legal manner, you can keep using your property the 
same way, however, no legal nonconforming structure shall be altered or enlarged, pursuant to 
Reedley Municipal Code Section 10-15-7D. With the free reclassification of your property, you will 
also have the additional option to use your property consistent with the new classification. In other 
words, you get the best of both worlds and have more options. 
 
A form indicating interest or opposition to the reclassification has been included with a stamped 
envelope in this letter for you to express your interest in reclassifying your property with the 
Community Commercial General Plan Planned Land Use Designation. 

 If you consent to the reclassification of your property, please check the appropriate box on 
the attached Interest Form and fill out the attached Owner Authorization form. Please mail 
both forms in the stamped envelope provided by April 23, 2021. 
 

 If you are opposed to this action, please check the appropriate box on the attached Interest 
Form and mail it in the stamped envelope provided by April 23, 2021. 

 

 If you have questions or want more information, please check the appropriate box on the 
attached Interest Form and mail it in the stamped envelope provided by April 23, 2021. 

 
If the City does not receive a response from you by April 30, 2021, it will be understood that you 
are unopposed to the reclassification of your property. 
 
If you have any questions or would like additional information, please contact Ellen Moore, Senior 
Planner, at (559) 637-4200, ext. 222, or by e-mail at Ellen.Moore@reedley.ca.gov. 
 
 
 
Sincerely, 

 
Ellen Moore, Senior Planner 
Community Development Department 
 
2021em030 
 
Enclosure: Letter translated to Spanish 

Program Interest Form 
Owner Authorization 
Stamped Envelope  
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9 de abril de 2021 
 
 
 
SALVADOR MEDINA 
799 E MANNING AVE 
REEDLEY CA 93654 
 
 
RE:  Programa de Designación de Corredores Comerciales de Manning 
 
Estimados Salvador Medina: 
 

Los registros de la ciudad de Reedley indican que usted es el dueño de una propiedad ubicada en 799 
East Manning Avenue en el lado sur de Manning Avenue entre North Sunset Avenue y East 11th Street 
(APN: 370-093-04). La ciudad le gustaría hacerlo consciente de una nueva oportunidad emocionante que 
puede beneficiarle a usted y a su propiedad. 
 
Todas las propiedades dentro de la ciudad de Reedley tienen una designación de distrito de zona y la 
designación de uso de terreno planificada del plan general. Los mapas que muestran estas designaciones 
están disponibles en el sitio web de la ciudad de Reedley. Su propiedad actualmente está zonada 
como CC (Comercial Central y Comunitario), pero su propiedad también actualmente tiene una 
Designación de Uso Planeado del Plan General Residencial de Alta Densidad, que es inconsistente. En 
el futuro, si usted decide re urbanizar su propiedad, el distrito de la zona y la designación de uso de 
terreno planificado del plan general tendrían que ser consistentes. Para cambiar la designación de la 
propiedad para ser consistente puede conducir a costos significativos para el dueño de la propiedad.  
 
Usted está recibiendo esta noticia porque la ciudad de Reedley recibió una solicitud de derecho que 
propone cambiar las designaciones de zonificación y plan general de múltiples propiedades cercanas de 
residencial de alta densidad a denominaciones de uso de suelo comercial o comercial de la 
comunidad. La ciudad de Reedley está considerando asignar a su propiedad una Designación de Uso de 
Terreno Comercial Comunitario con el fin de continuar un corredor comercial a lo largo de esta sección 
de Manning Avenue, que ya ha establecido un corredor comercial al este y al oeste de su propiedad. 
 
Para reducir la burocracia del gobierno y ayudar financieramente a los dueños de terreno de Reedley, la 
ciudad ha iniciado el Programa de Designación del Corredor Comercial Manning. El programa está 
diseñado para eliminar costosas barreras de desarrollo mediante la asignación de una designación de 
uso de terreno planificada a su propiedad que es consistente con la intención del Plan General Reedley 
de continuar un corredor comercial a lo largo de Manning Avenue, así como la designación de distrito de 
zona de la propiedad actual. Participación en el programa es voluntaria, no habrá cambios en su uso 
actual del terreno, y no hay costo para usted. 
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Su propiedad está actualmente zonada como CC (Comercial Central y Comunitaria). Recomendamos 
que su propiedad sea reclasificada de la Designación de Uso De Terreno Planificado del Plan General 
Residencial de Alta Densidad a la Designación de Uso De Terreno Planificado del Plan General 
Comercial Comunitario. Puede encontrar información adicional sobre las Designaciones de Uso de 
Terreno Planificadas de la Ciudad de Reedley en el Código Municipal de Reedley, que está disponible en 
el sitio web de la ciudad en https://reedley.ca.gov/. 
 

Si actualmente está utilizando su propiedad de manera legal, puede seguir utilizando su propiedad de la 
misma manera, sin embargo, ninguna estructura legal de inconformidad será alterada o ampliada, de 
conformidad con la Sección 10-15-7D del Código Municipal de Reedley. Con la reclasificación gratuita de 
su propiedad, también tendrá la opción adicional de usar su propiedad de acuerdo con la nueva 
clasificación. En otras palabras, obtienes lo mejor de ambos mundos y tienes más opciones. 
 
Un formulario que indica interés u oposición a la reclasificación ha sido incluido con un sobre sellado en 
este sobre para que usted exprese su interés en reclasificar su propiedad con la Designación de Uso De 
Suelo Plan General Comercial De la Comunidad. 
     Si da su consentimiento para la reclasificación de su propiedad, marque la casilla correspondiente en 

el formulario de interés adjunto y rellene el formulario de autorización de dueño adjunto. Envíe ambos 
formularios por correo en el sobre sellado proporcionado antes del 23 de abril de 2021. 
  

     Si se opone a esta acción, marque la casilla correspondiente en el Formulario de Interés adjunto y 
envíela por correo en el sobre sellado proporcionado antes del 23 de abril de 2021. 
  

     Si tiene preguntas o desea más información, marque la casilla correspondiente, en el Formulario de 
Interés adjunto y envíela por correo en el sobre sellado proporcionado antes el 23 de abril de 2021. 

 
Si la ciudad no recibe una respuesta suya antes del 30 de abril de 2021, se entenderá que no está 
expuesto a la reclasificación de su propiedad. 
  
Si tiene alguna pregunta o desea información adicional, comuníquese con Ellen Moore, Senior Planner, 
al (559) 637-4200, ext. 289, o por correo electrónico a Ellen.Moore@reedley.ca.gov . 
  
  
  
Sinceramente, 

 
Ellen Moore, Senior Planner 
Community Development Department 
 
2021em030 
 
Recinto:  Carta traducida al español 

Formulario de interés del programa 
Autorización del propietario 
Sobre sellado 
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Manning Commercial Corridor Designation Program 

Interest Form 
 

Please fill out and mail this form by April 23, 2021. 
 
 

 I am interested in reclassifying my property. 
  See attached for the signed Owner Authorization Form. 
 

 I am not interested in reclassifying my property. 
 

 I want to know more information. Please contact me at: 

Name:    ____________________________________ 

Phone Number:  ____________________________________ 

E-mail Address (optional): ____________________________________ 
 

 
Programa de Designación de Corredores Comerciales de 

Manning 
Formulario de interés 

  
Por favor, rellene y envíe este formulario por correo antes del 23 de abril de 2021. 

 
   

  Estoy interesado en reclasificar mi propiedad. 
Consulte adjunto para el formulario de autorización de propietario firmado. 

  
  No estoy interesado en reclasificar mi propiedad. 

  
  Quiero saber más información. Por favor, póngase en contacto conmigo 

en: 

Nombre:    _____________________________________ 

Número de teléfono:  _____________________________________ 

Dirección de correo electrónico (opcional): ________________________ 



 

 

 
City of Reedley 

Community Development Department 
1733 Ninth Street 

Reedley, CA  93654 
(559) 637-4200 

http://www.reedley.com 
 

  REV: 8/2016 

Owner Authorization 
OWNER:  
I, _______________________________________________, declare as follows:  
                          (Owner’s Name)  

I am the owner of certain real property bearing assessor’s parcel number(s) (APNs):   

 

 
AGENT:   
I designate ___________________________________________, to act as my duly authorized 
                                                   (Agent’s Name) 

agent for all purposes necessary to (list permit type): 
 

____________________________________________________________________________ 
 
____________________________________________________________________________ 
 

relative to the property mentioned herein. 
 
DECLARATION: 
I declare under penalty of perjury the foregoing is true and correct. 

Executed on this date,  ___________________________________. 
OWNER 

 
 

AGENT 
 

(Signature of Owner) 
 

(Signature of Agent) 
 

(Owner Mailing Address) 
 

(Agent Mailing Address) 
 

(Owner Telephone) (Agent Telephone) 
 

(Note:  Attach acknowledgment of signatures(s) by Notary Public if executed outside State of California) 
 
APPROVED: 
CITY OF REEDLEY 

By:    Date:  
 

370-093-04

the City of Reedley Community Development Department

apply for a general plan amendment application reclassifying my property from High Density Residential

1733 Ninth Street, Reedley, CA 93654

(559) 637-4200 x 222

to a Community Commercial Planned Land Use Designation



 
 
 
 

City of Reedley 
Community Development Department 

1733 Ninth Street 
Reedley, CA 93654 

(559) 637-4200 
http://www.reedley.com 

 
Autorización de Propietario 

DUEÑO DE LA PROPIEDAD: 
 
Yo,  , declaro como sigue: 

(Nombre del Dueño) 
 
Yo soy el dueño de ciertas propiedades reales que llevan el número de parcela del evaluador (APNs): 
 

370-093-04 
 
 
EL/LA SOLICITANTE: 

 

Yo declaro al Departamento de Desarrollo Comunitario de la Ciudad de Reedley, para actuar como 
mi agente 

(Nombre del solicitante) 
 

debidamente autorizado para todos los propósitos necesarios para (tipo de permiso de lista): 

  solicitar una solicitud de modificación del plan general que reclasifica mi propiedad de Residencial 

de Alta Densidad, a una Designación de Uso de Suelo Planificada Comercial Comunitaria              

en relación con la propiedad mencionada en este documento.  

LA DECLARACION: 
 

Declaro bajo pena de perjurio lo anterior es verdadero y correcto. 
Ejecutado en esta fecha,   . 

 

EL DUEÑO EL/LA SOLICITANTE 
 
 
 

(Firma del Propietario) (Solicitante del Agente) 
 

      1733 Ninth Street, Reedley, CA 93654 
(Propietario de la Dirección Postal) (Dirección de Correo del Solicitante) 

 
      (559) 637-4200 x 222 

(Teléfono del Propietario) (Teléfono del Solicitante) 
 
 

(Nota: Adjunte el acuse de recibo de las firmas por notario público si se ejecuta fuera del estado de California) 
 
PROPIEDAD VERIFICADA: 
CITY OF REEDLEY 
 

  Por:  Fecha:   
 
 

REV: 4/2019 
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Addendum to Reedley 2030 General Plan EIR, Using a CEQA Guidelines  
Appendix G Checklist 

 
Analyzing a Subsequent Project Under City of Reedley, Certified Program Environmental 

Impact Report (SCH No. 2010031106) Prepared for the Reedley 2030 General Plan  
 

Environmental Assessment No. 2021-9 
December 16, 2021 

 
1. Project Title: 

 
Manning/Sunset Commercial Corridor Project 
General Plan Amendment (GPA) No. 2021-1 
Change of Zone Application (CoZ) No. 2021-1 (Ordinance No. 2021-005) 
 

2. Lead Agency Name and Address: 
 
City of Reedley 
Community Development Department 
1733 Ninth Street 
Reedley, California 93654 

3. Contact Person and Phone Number:  
 
Ellen Moore, City Planner 
Community Development Department 
1733 Ninth Street 
Reedley, California 93654 
(559) 637-4200 ext. 222 
E-mail: ellen.moore@reedley.ca.gov 
 

4. Project Location:  
 
Assessor’s Parcel Number (APN): 370-091-05 and 06, 370-093-02, 03, 04, and 13, and 370-
131-29 (approximately 5 acres) 
 

5. Project Applicant/Sponsor Name and Address:  
 
Ghai Management Services Inc. 
25 E Airway Blvd 
Livermore CA  94551 
 

6. General Plan Designation: 
 
Site 1 Existing: High Density Residential 
Site 2 Existing: High Density Residential 
Site 3 Existing: Low Density Residential 

7. Zoning Designation: 
 
Site 1 Existing: RM-2 
Site 2 Existing: RM-2 
Site 3 Existing: RM-2 

mailto:ellen.moore@reedley.ca.gov
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8. Description of Project:  
 
The proposed project is comprised of three separate sites with separate proposals in the City of 
Reedley (Exhibits 1 and 2). The following sections and subsequent table describe the individual 
proposals by site. 
 
Site 1 
Site 1 is located on the southwest corner of the intersection of North Sunset and Manning Avenues 
(see Exhibit 2). The site is an undeveloped area approximately one acre in size located at 645 
and 677 East Manning Avenue, APN: 370-091-05 and -06, respectively. The project includes a 
General Plan Amendment (GPA) from High Density Residential to Neighborhood Commercial and 
a Change of Zone from RM-2 (Multi-Family Residential) to CN (Neighborhood Commercial). The 
project proponent proposes to construct a drive-through restaurant on the site, but no site plan 
has yet been submitted and is not part of this project. 
 
Site 2 
Site 2 is located on the southeast corner of the intersection of North Sunset and Manning Avenues 
(see Exhibit 2). The site is currently developed with First Southern Baptist Church, an apartment 
complex, and two single family residences. The site is approximately 1.5 acres in size and is 
located at 767, 787, 799, and 729 East Manning Avenue, APN: 370-093-02, -03, -04, and -13, 
respectively. To create continuity with surrounding land uses, the project includes a GPA from 
High Density Residential to Neighborhood Commercial on the parcel developed with the church 
and from High Density Residential to Community Commercial on the parcels developed with the 
residences. Additionally, the project includes a Change of Zone from RM-2 (Multi-Family 
Residential) to CN (Neighborhood Commercial) on the parcel developed with the church. No 
changes in zoning are proposed on the parcels with the residences. No development is currently 
proposed on this site. 
 
Site 3 
Site 3 is located northeast of the intersection of North Sunset Avenue and East Springfield Avenue 
(see Exhibit 2). The site is currently undeveloped and is approximately 2.65 acres in size and is 
located on the east side of Sunset Avenue, APN: 370-131-29. The project includes a GPA to make 
the General Plan designation and zoning classification on the site consistent. The General Plan 
designation would be changed from Low Density Residential (4-8 dwelling units/acre) to High 
Density Residential (15-19 dwelling units/acre). No change is proposed for the zoning. No 
development is currently proposed on this site.  
 

Project 
Site 

Existing Land Use Proposed Land Use 
Existing 
Zoning 

Proposed Zoning 

1 High Density Residential 
(15-29 DU/acre) 

Neighborhood Commercial  RM-2 Neighborhood 
Commercial 

2 High Density Residential 
(15-29 DU/acre) 

Neighborhood 
Commercial,  

Community Commercial 

RM-2 Neighborhood 
Commercial,  

No Change 

3 Low Density Residential 
(4-8 DU/acre) 

High Density Residential 
(15-29 DU/acre) 

RM-2 No Change 
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9. Surrounding land uses and setting: 

 

 Existing Land Use Existing Zoning 

North Sites 1 and 2: High Density Residential 

Site 3: Public/Institutional Facility 

Sites 1 and 2: RM-2 

Site 3: RCO 

East Sites 1 and 2: Community Commercial 

Site 3: Low Density Residential 

Sites 1 and 2: CC 

Site 3: R-1-6 

South Sites 1 and 2: Low and High Density 
Residential 

Site 3: High Density Residential 

Sites 1 and 2: CC, R-1-6  

Site 3: RM-2 

West Sites 1 and 2: High Density Residential 

Site 3: Open Space 

Sites 1 and 2: RM-2 

Site 3: RCO 

CC: Community Commercial 

RCO: Resource Conservation and Open Space 

R-1-6: Single Family Residential (6,000 square feet minimum site area)  

RM-2: High Density Residential (15-29 DU/acre) 
 

  
10. Other public agencies whose approval is required (e.g., permits, financing approval, or 

participation agreement): 
 
No permits required.  

11. Have California Native American tribes traditionally and culturally affiliated with the 
project area requested consultation pursuant to Public Resources Code section 
21080.3.1? If so, has consultation begun? 
 
According to e-mail correspondence with Ellen Moore, City of Reedley Associate Planner, on 
August 9, 2021, a Formal Notification of Determination that a project application is complete and 
Notice of Consultation Opportunity was mailed to the Big Sandy Rancheria of Western Mono 
Indians, Cold Springs Rancheria of Mono Indians, Dumna Wo-Wah Tribal Government, Kings 
River Choinumni Farm Tribe, Santa Rosa Rancheria Tachi Yokut Tribe, Traditional Choinumni 
Tribe, Tule River Indian Tribe, and Wuksache Indian Tribe/Eshom Valley Band  on July 30, 
2021. Proof of delivery was provided by the United States Postal Service (USPS) indicating that 
the notice was delivered between July 31 and August 6, 2021 to all groups. To the date of the 
preparation of this addendum, there was no request for consultation received by the City of 
Reedley as of December 9, 2021. 
 

NOTE: Conducting consultation early in the CEQA process allows tribal governments, lead agencies, and project 
proponents to discuss the level of environmental review, identify and address potential adverse impacts to tribal 
cultural resources, and reduce the potential for delay and conflict in the environmental review process. (See Public 
Resources Code Section 21083.3.2.) Information may also be available from the California Native American Heritage 
Commission’s Sacred Lands File per Public Resources Code Section 5097.96 and the California Historical 
Resources Information System administered by the California Office of Historic Preservation. Please also note that 
Public Resources Code Section 21082.3(c) contains provisions specific to confidentiality. 
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Exhibit 1 Regional Location Map 
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Exhibit 2 Project Location 
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ENVIRONMENTAL FACTORS POTENTIALLY AFFECTED: 

According to Section 15164(b) of the California Environmental Quality Act (CEQA) Guidelines, an 
addendum to an Environmental Impact Report (EIR) is the appropriate environmental document in 
instances when “only minor technical changes or additions are necessary or none of the conditions 
described in Section 15162 calling for the preparation of a subsequent EIR or negative declaration have 
occurred.”  

Environmental factors checked below would be potentially affected by this project, although none of the 
impacts would be potentially significant with application of mitigation measures identified in the 2030 
General Plan EIR:  

 Aesthetics   
Agriculture and Forestry 
Resources  

 Air Quality 

 Biological Resources  Cultural Resources   Energy 

 Geology/Soils  
Greenhouse Gas 
Emissions  

 Mineral Resources  

 Noise  Population/Housing  Public Services 

 Recreation   Transportation  
Tribal Cultural 
Resources 

 
Utilities/Service 
Systems 

 Wildfire  
Mandatory Findings of 
Significance 
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DETERMINATION: (To be completed by the Lead Agency) 

On the basis of this initial evaluation: 

 I find that, although the project would result in adverse effects, these would not add new or 
more severe or significant adverse effects on the environment beyond those identified in 
the City of Reedley, certified Program Environmental Impact Report, prepared for the 
Reedley 2030 General Plan. 

 

Therefore, an EIR Addendum has been prepared. 

 

 
X ________________________________________ ______________________________ 
  Ellen Moore, City Planner                                December 16, 2021 

  Community Development Department 
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EVALUATION OF ADDITIONAL ENVIRONMENTAL IMPACTS: 

Section 15162(a) of the CEQA Guidelines states no subsequent EIR shall be prepared for a project 
unless the lead agency determines, on the basis of substantial evidence in the light of the whole record, 
one or more of the following: 

(1) Substantial changes are proposed in the project which will require major revisions of the previous 
EIR or negative declaration due to the involvement of new significant environmental effects or a 
substantial increase in the severity of previously identified significant effects; 

(2) Substantial changes occur with respect to the circumstances under which the project is 
undertaken which will require major revisions of the previous EIR or Negative Declaration due to 
the involvement of new significant environmental effects or a substantial increase in the severity of 
previously identified significant effects; or 

(3) New information of substantial importance, which was not known and could not have been known 
with the exercise of reasonable diligence at the time the previous EIR was certified as complete or 
the Negative Declaration was adopted, shows any of the following: 

A. The project will have one or more significant effects not discussed in the previous EIR or 
negative declaration; 

B. Significant effects previously examined will be substantially more severe than shown in the 
previous EIR; 

C. Mitigation measures or alternatives previously found not to be feasible would in fact be 
feasible, and would substantially reduce one or more significant effects of the project, but the 
project proponents decline to adopt the mitigation measure or alternative; or 

D. Mitigation measures or alternatives which are considerably different from those analyzed in the 
previous EIR would substantially reduce one or more significant effects on the environment, 
but the project proponents decline to adopt the mitigation measure or alternative. 

The Addendum has been prepared in accordance with the relevant provisions of CEQA and the CEQA 
Guidelines as implemented by the City of Reedley. According to Section 15164(a) of the CEQA 
Guidelines, “The lead agency or responsible agency shall prepare an addendum to a previously certified 
EIR if some changes or additions are necessary but none of the conditions described in Section 15162 
calling for preparation of a subsequent EIR have occurred.” The changes that are being proposed with 
the project are minor in the sense that they would not create potentially significant environmental 
impacts in addition to those already identified in the 2030 General Plan EIR. The project would also not 
substantially increase the magnitude or severity of impacts that were previously identified. This 
Addendum does not require public circulation because it does not provide significant new information 
that changes the 2030 General Plan EIR in a way that deprives the public of a meaningful opportunity 
to comment upon a substantial adverse environmental effect of the Project or a feasible way to mitigate 
or avoid such an effect.  

This Addendum includes a description of the project, and a comparison of the impacts for all 
environmental issues’ areas listed in Appendix G of the CEQA Guidelines. 

The City of Reedley shall consider this Addendum to the 2030 General Plan EIR prior to making a 
decision on the project. The 2030 General Plan EIR is available for review on the City’s website1 and at 
the Planning Division of the City of Reedley Community Development Department, located at 1733 
Ninth Street, Reedley, California 93654. 

                                                           
1 http://www.reedley.com/departments/community_development/Major_Projects/ 

http://www.reedley.com/departments/community_development/Major_Projects/
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ENVIRONMENTAL ISSUE 
AREA 

Where Impact 
Was 

Analyzed in 
the 2030 

General Plan 
EIR 

Do Proposed 
Changes 

Involve New 
or 

Substantially 
More Severe 
Significant 
Impacts? 

Do Any New 
Circumstances 
Involve New or 
Substantially 
More Severe 
Significant 
Impacts? 

Any 
Substantially 

Important 
New 

Information 
Requiring 

New Analysis 
or 

Verification? 

Do 2030 
General Plan 
EIR Mitigation 

Measures 
Address/ 

Resolve New 
or More 
Severe 
Project 

Impacts? 

I. AESTHETICS: Except as provided in Public Resources Code Section 20199, would the project: 

a) Have a substantial 
adverse effect on a scenic 
vista? 

Impact AES-2 No No No N/A 

b) Substantially damage 
scenic resources, including, 
but not limited to, trees, rock 
outcroppings, and historic 
buildings within a state 
scenic highway? 

Impact AES-1 No No No N/A 

c) Substantially degrade the 
existing visual character or 
quality of public views of the 
site and its surroundings? 
(Public views are those that 
are experienced from 
publicly accessible vantage 
point). If the project is in an 
urbanized area, would the 
project conflict with 
applicable zoning and other 
regulations governing scenic 
quality? 

Impact AES-1 No No No N/A 

d) Create a new source of 
substantial light or glare 
which would adversely affect 
day or nighttime views in the 
area? 

Impact AES-3 No No No N/A 

Impact 

The project lies within the scope and study area of the 2030 General Plan EIR. As discussed in the 
2030 General Plan EIR, the City’s primary scenic and visual resources consist of the aesthetic land use 
pattern throughout the city and scenic vistas of surrounding agricultural land from the city’s urban edge 
(City of Reedley 2013a). The 2030 General Plan EIR found no significant impacts to scenic vistas in 
the project area from future buildout of the 2030 General Plan.  

As discussed in the Project Description (above), Site 1 and Site 3 are currently undeveloped areas, and 
Site 2 is developed with a church, an apartment complex, and single-family residences. A drive-through 
restaurant is anticipated to be proposed on Site 1, no changes are proposed to the existing structures 
on Site 2, and no development is proposed on Site 3.  

The project sites do not include any scenic resources such as rock outcroppings or historic structures, 
nor are the sites near or adjacent to a designated or eligible State scenic highway.  
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The project includes a General Plan Amendment (GPA) from High Density Residential (HDR) to 
Neighborhood Commercial (CN), and HDR to Neighborhood Commercial and Community Commercial 
on Site 2. The General Plan designation for Site 3 would also be changed from Low Density Residential 
to HDR. Additionally, the project would involve the rezoning of approximately 2.6 acres of Multi-Family 
Residential (RM-2) land to Neighborhood Commercial (NC) and Community Commercial (CC) land 
uses on Sites 1 and 2.  

Rezoning would be consistent with the existing “Neighborhood Commercial” and “Community 
Commercial” uses to the north, south and east of the project sites. The project sites do not include any 
scenic resources such as rock outcroppings or historic structures, nor are the sites near or adjacent to 
a designated or eligible State scenic highway.The 2030 General Plan EIR assumed development would 
occur on the project sites, therefore, even with approval of the GPA and zoning changes, the project 
would remain consistent with the development intensity assumptions for the site. Implementation of the 
project would not adversely affect scenic vistas or scenic resources in the City of Reedley. Compliance 
with the zoning regulations and implementation of the 2030 General Plan’s policies would ensure there 
would be no impacts to visual character associated with the project beyond those identified in the 2030 
General Plan EIR.  

The drive-through envisioned for Site 1 would be required to comply with local ordinances related to 
regulating light and glare. Therefore, impacts related to light or glare would be less than significant, and 
the project would not result in new or substantially increased aesthetic impacts beyond those identified 
in the 2030 General Plan EIR. 

Therefore, no project-specific mitigation for aesthetics impacts is required.  
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ENVIRONMENTAL ISSUE 
AREA 

Where Impact 
Was Analyzed 

in the 2030 
General Plan 

EIR 

Do Proposed 
Changes 

Involve New 
or 

Substantially 
More Severe 
Significant 
Impacts? 

Do Any New 
Circumstances 
Involve New or 
Substantially 
More Severe 
Significant 
Impacts? 

Any 
Substantially 

Important 
New 

Information 
Requiring 

New 
Analysis or 

Verification? 

Do 2030 
General Plan 
EIR Mitigation 

Measures 
Address/ 

Resolve New 
or More 
Severe 
Project 

Impacts? 

II. AGRICULTURE AND FORESTRY RESOURCES: In determining whether impacts to agricultural resources are 
significant environmental effects, lead agencies may refer to the California Agricultural Land Evaluation and Site 
Assessment Model (1997) prepared by the California Dept. of Conservation as an optional model to use in 
assessing impacts on agriculture and farmland. In determining whether impacts to forest resources, including 
timberland, are significant environmental effects, lead agencies may refer to information complied by the California 
Department of Forestry and Fire Protection regarding the state’s inventory of forest land, including the Forest and 
Range Assessment Project and the Forest Legacy Assessment project; and forest carbon measurement 
methodology provided in Forest Protocols adopted by the California Air Resources Board. Would the project: 

 a) Convert Prime Farmland, 
Unique Farmland, or 
Farmland of Statewide 
Importance (Farmland), as 
shown on the maps prepared 
pursuant to the Farmland 
Mapping and Monitoring 
Program of the California 
Resources Agency, to non-
agricultural use? 

Impact AG-1 No No No N/A 

b) Conflict with existing 
zoning for agricultural use, or 
a Williamson Act contract? 

Impact AG-2 No No No N/A 

c) Conflict with existing zoning 
for, or cause rezoning of, 
forest land (as defined in 
Public Resources Code 
section 12220(g)), timberland 
(as defined by Public 
Resources Code section 
4526), or timberland zoned 
Timberland Production (as 
defined by Government Code 
section 51104(g))? 

Impact AG-3 No No No N/A 

d) Result in the loss of forest 
land or conversion of forest 
land to non-forest use? 

N/A; New 
CEQA 
checklist item 
added 
subsequent 

No No No N/A 

e) Involve other changes in 
the existing environment 
which, due to their location or 
nature, could result in 
conversion of Farmland, to 
non-agricultural use? 

Impact AG-3 No No No N/A 
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Impact 

Project Sites 1 and 3 are currently undeveloped areas, and Site 2 is developed with a church, an 
apartment complex, and single-family residences. The project sites lie within the scope and study area 
of the 2030 General Plan EIR, are within the existing Reedley City limits, and are designated as “Urban 
and Built-Up Land” by the California Department of Conservation’s (DOC) Important Farmland Map 
(DOC 2016). The project sites are not under a Williamson Act Contract. The project sites were identified 
for commercial and residential development in the 2030 General Plan EIR.  

The project sites are surrounding to the north, south, east, and west by built-up and urbanized areas 
within the Reedley City Limits. The project includes a General Plan Amendment (GPA) from High 
Density Residential (HDR) to Neighborhood Commercial (CN), and HDR to Neighborhood Commercial 
and Community Commercial on Site 2. The General Plan designation for Site 3 would also be changed 
from Low Density Residential to HDR. Additionally, the project includes the rezoning of approximately 
2.6 acres of Multi-Family Residential (RM-2) land to Neighborhood Commercial (NC) and Community 
Commercial (CC) land uses on Sites 1 and 2.  

Therefore, since the sites are not zoned for agricultural uses, the project would not conflict with existing 
agricultural zoning, nor would it conflict with a Williamson Act Contract.  

The 2030 General Plan EIR assumed development would occur on the project sites therefore even with 
approval of the GPA and zoning changes, the project would remain consistent with the development 
intensity assumptions for the site. Additionally, the project would not encourage the conversion of 
adjacent agricultural land for additional development in the City of Reedley as the project sites are 
surrounded by urban uses.  

The project would not conflict with any forest land or Timberland Production or result in any loss of 
forest land because the sites are zoned for residential and commercial uses, and there is no land located 
within the City that is zoned as forest land or timberland (City of Reedley 2014a).  

Given the extent of residential and commercial uses to the north, east, west, and south of the project 
sites and the project being within an urbanized area, the project would not result in additional farmland 
being converted to non-agricultural uses. Therefore, the project would be consistent with existing 2030 
General Plan policies which require an orderly expansion of the Reedley City Limits, thus avoiding 
premature conversion of farmland. As such, no new or substantially increased agricultural or forestry 
resource impacts would occur beyond those identified in the 2030 General Plan EIR. 

Therefore, no project-specific mitigation for agricultural and forestry resources is required. 
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ENVIRONMENTAL ISSUE 
AREA 

Where Impact 
Was 

Analyzed in 
the 2030 

General Plan 
EIR 

Do Proposed 
Changes 

Involve New 
or 

Substantially 
More Severe 
Significant 
Impacts? 

Do Any New 
Circumstances 
Involve New or 
Substantially 
More Severe 
Significant 
Impacts? 

Any 
Substantially 

Important 
New 

Information 
Requiring 

New Analysis 
or 

Verification? 

Do 2030 
General Plan 
EIR Mitigation 

Measures 
Address/ 

Resolve New 
or More 
Severe 
Project 

Impacts? 

III. AIR QUALITY: Where available, the significance criteria established by the applicable air quality 
management district or air pollution control district may be relied upon to make the following determinations. 
Would the project: 

a) Conflict with or obstruct 
implementation of the 
applicable air quality plan? 

Impact AQ-1  No No No N/A 

b) Result in a cumulatively 
considerable net increase of 
any criteria pollutant for 
which the project region is 
non-attainment under an 
applicable federal or state 
ambient air quality standard? 

Impact AQ-2  No No No N/A 

c) Expose sensitive 
receptors to substantial 
pollutant concentrations? 

Impact AQ-3 No No No N/A 

d) Result in other emissions 
(such as those leading to 
odors) adversely affecting a 
substantial number of 
people? 

Impact AQ-4 No No No N/A 

Setting 

The project site is located in the San Joaquin Valley Air Basin, which is under the jurisdiction of the San 
Joaquin Valley Air Pollution Control District (SJVAPCD). Specifically, the project site is located in Fresno 
County, which is designated as non-attainment for the federal and State eight-hour ozone standards, 
the State one-hour ozone standard, the State PM10 standard, and the federal and State PM2.5 standard 
(SJVAPCD 2021a).  

Thresholds of Significance 

The SJVAPCD’s current adopted thresholds of significance for criteria air pollutant emissions for 
construction and operational phases are shown in Table 1.  
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Table 1 – Air Quality Thresholds of Significance – Criteria Pollutants 

Pollutant/ 
Precursor 

Construction 
Emissions (tpy) 

Operational Emissions (tpy) 

Permitted Equipment 
and Activities 

Non-Permitted Equipment and 
Activities 

CO 100 100 100 

NOX 10 10 10 

ROG 10 10 10 

SOX 27 27 27 

PM10 15 15 15 

PM2.5 15 15 15 

tpy = tons per year; CO = carbon monoxide; NOx = nitrogen oxides; ROG = reactive organic gases; SOx = sulfur oxides; 
PM10 = particulate matter 10 microns or less in diameter; PM2.5 = particulate matter 2.5 microns or less in diameter 

Source: SJVAPCD 2015 

Sensitive Receptors 

Sensitive receptors refer to those segments of the population most susceptible to poor air quality (i.e., 
children, the elderly, and those with pre-existing serious health problems affected by air quality). Land 
uses that have the greatest potential to attract these types of sensitive receptors include schools, parks, 
playgrounds, daycare centers, nursing homes, hospitals, and residential communities (SJVAPCD 
2015b). Sensitive receptors in the vicinity of the project site include residences to the north, south, east, 
and west of all three sites. Additionally, Site 3 is immediately south of General Grant Middle School. 

Impact 

Consistency with Applicable Clean Air Plan 

The SJVAPCD has prepared several air quality attainment plans (AQAP) to outline its strategy for 
achieving attainment for the State and federal ozone, PM10, and PM2.5 standards for which it is 
designated non-attainment. Additionally, the 2004 State Implementation Plan Carbon Monoxide 
included strategies for reducing CO in San Joaquin Valley Air District (SJVAD); these standards are no 
longer relevant as SJVAD transitioned from maintenance area to an attainment area in 2018. 

The SJVAPCD’s previous AQAP for ozone is the 2016 Ozone Plan for 2008 8-Hour Ozone Standard. 
In 2020, the SJVAPCD prepared 2020 Reasonably Available Control Technology (RACT) 
Demonstration for the 2015 8-Hour Ozone Standard. As the SJVAD is designated non-attainment 
(extreme) for the more stringent 2015 8-Hour Ozone Standard, the 2020 RACT Demonstration outlines 
implementation of all reasonably available control measures. The SJVAPCD’s AQAP for particulate 
matter is the 2018 Plan for the 1997, 2006, and 2012 PM2.5 Standards (SJVAPCD 2021b).  

Inconsistency with either of the AQAP would be considered a cumulatively adverse air quality impact. 
The primary way of determining consistency with the growth assumptions contained in the SJVAPCD 
AQAP is by determining consistency with the applicable General Plan to ensure the project’s population 
density and land use are consistent with the growth assumptions used in the AQAP for the San Joaquin 
Valley Air Basin. 

As required by California law, City and County General Plans contain a Land Use Element that details 
the types and quantities of land uses that the city or county estimates will be needed for future growth, 
and that designate locations for land uses to regulate growth. The Fresno Council of Governments 
(FCOG) uses the growth projections and land use information in adopted general plans to estimate 
future average daily trips and vehicle miles traveled (VMT), which are then provided to SJVAPCD to 
estimate future air pollutant emissions in the AQAP. Existing and future emissions calculated for the 
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AQAP are thus based on land uses from local general plans. The AQAP also detail the control measures 
and emission reductions required for reaching attainment of the air standards. 

The applicable General Plan for the project is the 2030 General Plan, which was adopted in 2014. The 
2030 General Plan outlines forecasted population growth through the year 2030. The California 
Department of Finance (DOF) estimated the City’s population in 2021 to be 26,087 persons and the 
average household size in 2021 to be 3.71 persons per household (DOF 2021). The project would 
reduce residential development rights on Sites 1 and 2 (2.57 acres) by redesignating them from High 
Density Residential to Neighborhood Commercial and Community Commercial, respectively. To 
preserve the City’s overall Housing Sites Inventory, the project would also create equivalent residential 
development rights on Site 3 (2.65 acres) by redesignating it from Low Density Residential to High 
Density Residential. As such, the project would not result in a net increase in housing capacity, and 
there would be no impact on population change.  

Therefore, the project would not contribute to growth in excess of that anticipated by the 2030 General 
Plan and, as discussed under Criteria Air Pollutant Emissions, would not result in the emission of criteria 
air pollutants in excess of SJVAPCD thresholds. Because the project is consistent with the currently 
adopted General Plan for the City of Reedley, it is therefore consistent with the growth and VMT 
assumptions applied in SJVAPCD’s AQAP. No new or substantially increased impacts related to AQAP 
consistency would occur beyond those identified in the 2030 General Plan EIR. 

Criteria Air Pollutant Emissions 

The proposed project does not include site plans for any of the project sites. As discussed in the Project 
Description (above), Site 1 and Site 3 are currently undeveloped areas, and Site 2 is developed with a 
church, an apartment complex, and single-family residences. The 2030 General Plan EIR assumed 
development would occur on all three project sites, therefore, even with approval of the GPA and zoning 
changes, the project would remain consistent with the development intensity assumptions for the sites. 
A drive-through restaurant is envisioned on Site 1, no changes are proposed to the existing structures 
on Site 2, and no greater development is foreseeable on Site 3 than that which has already been 
analyzed in the 2030 General Plan EIR. The specific site plan for Site 1 has not been finalized. Based 
on previous experience and surrounding development, a reasonable estimation of the size of the drive-
through restaurant is 3,000 square feet. For informational purposes, construction and operational 
emissions associated with development of a 3,000 square foot drive-through restaurant were estimated. 

Construction 

Construction activities associated with development of the envisioned drive-through on Site 1 would 
generate diesel emissions and dust. Existing zoning, High-Density Residential, would have allowed for 
the development of multi-family residential units. Construction of the drive-through would not result in 
greater emissions than those previously analyzed in the 2030 General Plan EIR. Emissions would be 
generated by construction equipment used on-site and vehicle trips associated with construction, such 
as worker and vendor trips. Emissions were modeled using the California Emissions Estimator Model 
(CalEEMod) version 2020.4.0 which incorporates air emission data and standard construction inputs 
for a variety of projects based on input such as acreage and building square footage. Construction was 
assumed to start at the earliest in 2022. The default construction duration (10 months) and equipment 
mix was utilized. No demolition or soil export/import would be required. Table 2 summarizes estimated 
construction emissions from development consistent with the proposed land use designations. As 
shown therein, emissions would not exceed the SJVAPCD thresholds of significance. Furthermore, 
although the project’s construction emissions would not exceed thresholds, and the project would be 
subject to SJVAPCD Regulation VIII (Fugitive PM10 Prohibitions), Rule 9510 (Indirect Source Review), 
and Rule 4102 (Nuisance). Implementation of these rules would further reduce the construction 
emissions. Therefore, project construction would not result in a cumulatively considerable net increase 
of any criteria pollutant for which Fresno County is non-attainment under an applicable federal or state 
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ambient air quality standard, and impacts would be less than significant. No new or substantially 
increased construction-phase impacts related to criteria air pollutant emissions would occur beyond 
those identified in the 2030 General Plan EIR. 

Table 2 - Estimated Construction Emissions  

 

Annual Emissions (tons/year) 

ROG NOX CO SOX PM10 PM2.5 

Construction Emissions 0.2 1.3 1.4 <0.1 0.1 0.1 

Thresholds of Significance 10 10 100 27 15 15 

Exceeds Threshold? No No No No No No 

Notes: ROG = reactive organic gases; NOX= nitrogen oxides; CO = carbon monoxide; SOX = sulfur oxides; PM10 = 
particulate matter 10 microns or less in diameter; PM2.5 = particulate matter 2.5 microns or less in diameter; CalEEMod = 
California Emissions Estimator Model 

See Appendix C for CalEEMod results.  

Operation 

Operational emissions modeled for the drive-through on Site 1 include mobile source emissions (i.e., 
vehicle emissions), energy emissions (natural gas use), and area source emissions. Existing zoning, 
High-Density Residential, would have allowed for the development of multi-family residential units on 
Site 1. Operation of the drive-through would not result in greater emissions than those previously 
analyzed in the 2030 General Plan EIR. Emissions were modeled using the CalEEMod version 2020.4.0 
which incorporates air emission data and standard operational inputs for a variety of projects primarily 
based on land use and building square footage. 

Table 3 summarizes estimated operational emissions related to implementing a drive-through on Site 
1. As shown therein, emissions would not exceed the SJVAPCD thresholds of significance. The project 
operation is also subject to Rule 9510 (Indirect Source Review) and will be required to further reduce 
NOx and PM10. Therefore, project operation would not result in a cumulatively considerable net increase 
of any criteria pollutant for which Fresno County is non-attainment under an applicable federal or state 
ambient air quality standard, and impacts would be less than significant. No new or substantially 
increased operational-phase impacts related to criteria air pollutant emissions would occur beyond 
those identified in the 2030 General Plan EIR. 

Table 3 - Estimated Operational Emissions 

 

Annual (tons/year) 

ROG NOX CO SOX PM10 PM2.5 

Emissions 0.5 0.6 3.4 <0.1 0.5 0.1 

Thresholds of Significance 10  10  100  27  15  15  

Exceeds Threshold? No No No No No No 

Notes: ROG = reactive organic gases; NOX= nitrogen oxides; CO = carbon monoxide; SOX = sulfur oxides; PM10 = 
particulate matter 10 microns or less in diameter; PM2.5 = particulate matter 2.5 microns or less in diameter; CalEEMod = 
California Emissions Estimator Model 

See Appendix C for CalEEMod results.  

Toxic Air Contaminants/Carbon Monoxide Hotspots 

Sensitive receptors in the vicinity of the project site include residences to the north, south, east, and 
west of all three sites. Additionally, Site 3 is immediately south of General Grant Middle School.  
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The proposed project does not include site plans for any of the project sites. Reasonably foreseeable 
development consistent with the proposed land use designations, such as development of a drive-
through restaurant on Site 1, would not include land uses typically associated with toxic air contaminant 
(TAC) emissions such as industrial uses or uses that require diesel-powered standby generators. In 
addition, as compared to development consistent with the existing land use designations, the project 
would not substantially increase vehicle traffic in the surrounding vicinity. As such, the project would not 
result in the creation of or exacerbate conditions at heavily congested intersections that could expose 
sensitive receptors to carbon monoxide hotspots. Therefore, the project would not expose sensitive 
receptors to substantial concentrations of carbon monoxide or TACs, and impacts would be less than 
significant. No new or substantially increased impacts related to the exposure of sensitive receptors to 
substantial pollutant concentrations would occur beyond those identified in the 2030 General Plan EIR. 

Odors 

The SJVAPCD has identified common types of facilities that have been known to produce odors in the 
San Joaquin Valley Air Basin, such as wastewater treatment facilities, sanitary landfills, transfer 
stations, and manufacturing plants (SJVAPCD 2015b). The proposed project does not include the types 
of facilities identified by the SJVAPCD as those known to produce objectionable odors. Reasonably 
foreseeable development consistent with the proposed land use designations may include uses such 
as restaurants which may generate odors associated with food preparation, however these odors would 
dissipate quickly and would be unlikely to be considered objectionable by a large number of people. 
Therefore, the project would not result in other emissions, such as those leading to odors, adversely 
affecting a substantial number of people, and impacts would be less than significant. No new or 
substantially increased impacts related to odorous emissions would occur beyond those identified in 
the 2030 General Plan EIR. 

Compliance with SJVAPCD regulations and implementation of the 2030 General Plan’s policies would 
ensure there would be no new or substantially increased air quality impacts associated with the project 
beyond those identified in the 2030 General Plan EIR. 

Therefore, no project-specific mitigation for air quality impacts is required. 
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ENVIRONMENTAL ISSUE 
AREA 

Where Impact 
Was 

Analyzed in 
the 2030 

General Plan 
EIR 

Do Proposed 
Changes 

Involve New 
or 

Substantially 
More Severe 
Significant 
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Do Any New 
Circumstances 
Involve New or 
Substantially 
More Severe 
Significant 
Impacts? 

Any 
Substantially 

Important 
New 

Information 
Requiring 

New Analysis 
or 

Verification? 

Do 2030 
General Plan 
EIR Mitigation 

Measures 
Address/ 

Resolve New 
or More 
Severe 
Project 

Impacts? 

IV. BIOLOGICAL RESOURCES: Would the project: 

a) Have a substantial 
adverse effect, either directly 
or through habitat 
modifications, on any 
species identified as a 
candidate, sensitive, or 
special status species in 
local or regional project 
would not adversely habitat, 
wetlands, plants or wildlife, 
migratory routes, 
conservation plans, policies, 
or regulations, or by the 
California Department of 
Fish and Game or U.S. Fish 
and Wildlife Service? 

Impact BIO-1 No No No N/A 

b) Have a substantial 
adverse effect on any 
riparian habitat or other 
sensitive natural community 
identified in local or regional 
plans, policies, regulations 
or by the California 
Department of Fish and 
Game or U.S. Fish and 
Wildlife Service? 

Impact BIO-2 No No No N/A 

c) Have a substantial 
adverse effect on state or 
federally protected wetlands 
(including, but not limited to, 
marsh, vernal pool, coastal, 
etc.) through direct removal, 
filling, hydrological 
interruption, or other means? 

Impact BIO-3 No No No N/A 

d) Interfere substantially with 
the movement of any native 
resident or migratory fish or 
wildlife species or with 
established native resident 
or migratory wildlife 
corridors, or impede the use 
of native wildlife nursery 
sites? 

Impact BIO-4  No No No N/A 
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ENVIRONMENTAL ISSUE 
AREA 

Where Impact 
Was 

Analyzed in 
the 2030 

General Plan 
EIR 

Do Proposed 
Changes 

Involve New 
or 

Substantially 
More Severe 
Significant 
Impacts? 

Do Any New 
Circumstances 
Involve New or 
Substantially 
More Severe 
Significant 
Impacts? 

Any 
Substantially 

Important 
New 

Information 
Requiring 

New Analysis 
or 

Verification? 

Do 2030 
General Plan 
EIR Mitigation 

Measures 
Address/ 

Resolve New 
or More 
Severe 
Project 

Impacts? 

e) Conflict with any local 
policies or ordinances 
protecting biological 
resources, such as a tree 
preservation policy or 
ordinance? 

Impacts BIO-
1 through 
BIO-4 

No No No N/A 

f) Conflict with the provisions 
of an adopted Habitat 
Conservation Plan, Natural 
Community Conservation 
Plan, or other approved 
local, regional, or state 
habitat conservation plan? 

Section 2.4 
Biological 
Resources 

No No No N/A 

Impact 

The 2030 General Plan EIR assumed development would occur on the project sites, therefore, even 
with approval of the GPA and zoning changes, the project would remain consistent with the 
development intensity assumptions for the site.  

Conditions related to biological resources on and around the project sites have not changed since 
adoption of the 2030 General Plan EIR, and the proposed project would not designate any new areas 
for construction or development that were not contemplated and analyzed for development in the 2030 
General Plan EIR. Project Site 1 is located on a vacant, previously disturbed parcel surrounded by 
roads and urbanized development, and thereby offers limited biological value due to its disturbed state 
and proximity to urban areas. The site is surrounded by residential developments to the south and west, 
North Sunset Avenue to the east, and East Manning Avenue to the north. Therefore, the site does not 
offer a wildlife movement corridor. There are no riparian, wetland, or other sensitive natural communities 
located on Site 1. Therefore, no impacts related to these issue areas would occur.   

The 2030 General Plan EIR found that special-status species have the potential to occur within the City, 
and buildout of new development projects would potentially result in significant impacts. To lessen 
potential impacts to a less than significant level, the 2030 General Plan EIR includes Goal 4.13C, to 
preserve native vegetation and protected wildlife and habitat, Policies COSP 4.13.4 (requiring 
environmental review for new development projects) and COSP 4.14.16 (incorporating existing trees 
into development projects), and Mitigation Measures BIO-1 (special-status species site assessment), 
BIO-2 (special-status species habitat evaluation), and BIO-3 (nesting bird survey and protections) to 
help protect special status species. While Site 1 appears to include a single tree in its northwest corner, 
the site does not offer substantial habitat, nesting, or foraging grounds for special-status species. 
Development of the drive-through restaurant would be required to comply with the 2030 General Plan’s 
goals, policies, and mitigation measures; therefore, impacts related to special status species would be 
less than significant.  

There are no additional local policies or ordinances protecting biological resources beyond those 
outlined in CEQA, therefore are no conflicts with local policies or ordinances protecting biological 
resources. In addition, the project sites are not within any adopted habitat conservation plans, or natural 
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community conservation plans; therefore, no conflicts with federal, state, regional, or local habitat 
conservation plans are expected.  

No new or substantially increased impacts to biological resources would occur beyond those identified 
in the 2030 General Plan EIR. 

No additional mitigation for biological impacts beyond those identified in the 2030 General Plan EIR and 
the Standard Conditions of Approval are required. 
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Where Impact 
Was 

Analyzed in 
the 2030 

General Plan 
EIR 

Do Proposed 
Changes 

Involve New 
or 

Substantially 
More Severe 
Significant 
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Do Any New 
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Involve New or 
Substantially 
More Severe 
Significant 
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Requiring 

New Analysis 
or 

Verification? 

Do 2030 
General Plan 
EIR Mitigation 
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Address/ 

Resolve New 
or More 
Severe 
Project 

Impacts? 

V. CULTURAL RESOURCES: Would the project: 

a) Cause a substantial 
adverse change in the 
significance of a historical 
resource pursuant to 
§15064.5? 

Impact CR-1 No No No N/A 

b) Cause a substantial 
adverse change in the 
significance of an 
archaeological resource 
pursuant to §15064.5? 

Impact CR-1 No No No N/A 

c) Disturb any human 
remains, including those 
interred outside of formal 
cemeteries? 

Impact CR-2 No No No N/A 

Impact 

This section assesses potential impacts to cultural resources from the project. Conditions related to 
cultural resources on and around the project sites have not changed since adoption of the 2030 General 
Plan EIR, and the proposed project would not designate any new areas for construction or development 
that were not contemplated and analyzed for development in the 2030 General Plan EIR.  At the time 
of its composition, the 2030 General Plan EIR, identified 30 previously recorded cultural resources in 
and within a one-mile radius of the General Plan Study Area. However, none of these structures exist 
on or within the immediate vicinity of the project sites, and the project sites are not within either a 
designated or proposed historic district. 

According to a review of online historical aerial photographs and topographic maps, it appears that 
project Site 1 has been vacant since approximately 1998. However, prior to 1998, the site was 
developed with small structures before being cleared. Project Site 2 has been developed with structures 
since at least 1956. Project Site 3 was in use for agricultural purposes (orchards) from at least 1956 to 
1969 and has been vacant since approximately 1998 (NETR 2021). Therefore, no structures would be 
impacted by the project. As such, no new or substantially increased impacts to historical built 
environment resources would occur beyond those identified in the 2030 General Plan EIR. 

The 2030 General Plan EIR assumed development would occur on the project sites, therefore, even 
with approval of the GPA and zoning changes, the project would remain consistent with the 
development intensity assumptions for the site.  

The project sites have been previously disturbed by development, agricultural activities and periodic 
disking to prevent weed or grass overgrowth. Therefore, it is unlikely that any previously undiscovered 
archaeological resources remain on site. Furthermore, the project sites are relatively flat. Future 
construction of the drive-through restaurant on Site 1 would require minimal grading. Moreover, 
implementation of 2030 General Plan COSP Element policies 4.14.1 to 4.14.5 would ensure protection, 
preservation and identification of archaeological resources within the City (City of Reedley 2014). 
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Therefore, no new or substantially increased impacts to archaeological resources, including those that 
may be considered historical resources, would occur beyond those identified in the 2030 General Plan 
EIR. 

No human remains are known to exist on the project site, however there is a possibility of encountering 
unanticipated human remains during construction of the drive-through restaurant on Site 1. If human 
remains are found, the State of California Health and Safety Code Section 7050.5 states that no further 
disturbance shall occur until the county coroner has made a determination of origin and disposition 
pursuant to Public Resources Code Section 5097.98. In the event of an unanticipated discovery of 
human remains, the county coroner must be notified immediately. If the human remains are determined 
to be prehistoric, the coroner will notify the Native American Heritage Commission, which will determine 
and notify a most likely descendant. The most likely descendant shall complete the inspection of the 
site and make recommendations to the landowner within 48 hours of being granted access. Adherence 
to existing regulations would ensure that proper procedures are followed if human remains were to be 
uncovered on the site.  

No new or substantially increased impacts to human remains would occur beyond those identified in 
the 2030 General Plan EIR. 

Therefore, no project-specific mitigation for cultural resources impacts is required. 
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ENVIRONMENTAL ISSUE 
AREA 

Where Impact 
Was 

Analyzed in 
the 2030 

General Plan 
EIR 

Do Proposed 
Changes 

Involve New 
or 

Substantially 
More Severe 
Significant 
Impacts? 

Do Any New 
Circumstances 
Involve New or 
Substantially 
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Address/ 

Resolve New 
or More 
Severe 
Project 

Impacts? 

VI. ENERGY: Would the project: 

a) Result in potentially 
significant environmental 
impact due to wasteful, 
inefficient, or unnecessary 
consumption of energy 
resources, during project 
construction or operation? 

N/A; New 
CEQA 
checklist item 
added 
subsequent 
to 2030 
General Plan 
EIR 

No No No N/A 

b) Conflict with or obstruct a 
state or local plan for 
renewable energy or energy 
efficiency? 

N/A; New 
CEQA 
checklist item 
added 
subsequent 
to 2030 
General Plan 
EIR 

No No No N/A 

Setting 

As a state, California is one of the lowest per capita energy users in the United States, ranked 48th in 
the nation, due to its energy efficiency programs and mild climate (United States Energy Information 
Administration 2021). Electricity and natural gas are primarily consumed by the built environment for 
lighting, appliances, heating and cooling systems, fireplaces, and other uses such as industrial 
processes in addition to being consumed by alternative fuel vehicles. Most of California’s electricity is 
generated within state with approximately 28 percent imported from the Northwest and Southwest in 
2019; however, the state relies on out-of-state natural gas imports for nearly 90 percent of its supply 
(California Energy Commission [CEC] 2021a and 2021b). In addition, approximately 32 percent of 
California’s electricity supply comes from renewable energy sources, such as wind, solar photovoltaic, 
geothermal, and biomass (CEC 2021a). In 2018, Senate Bill 100 accelerated the state’s Renewable 
Portfolio Standards Program, codified in the Public Utilities Act, by requiring electricity providers to 
increase procurement from eligible renewable energy and zero-carbon resources to 33 percent of total 
retail sales by 2020, 60 percent by 2030, and 100 percent by 2045. Electricity and natural gas service 
would be provided to the project by Pacific Gas & Electric (PG&E). Fresno County as a whole consumed 
approximately 352 million therms of natural gas in 2019 in both residential and non-residential uses 
(CEC 2021c). Fresno County also consumed approximately 7,387 GWh of electricity in 2019 from 
residential and non-residential uses (CEC 2021d). 

Petroleum fuels are primarily consumed by on-road and off-road equipment in addition to some 
industrial processes, with California being one of the top petroleum-producing states in the nation 
(California Energy Commission [CEC] 2021). Gasoline, which is used by light-duty cars, pickup trucks, 
and sport utility vehicles, is the most used transportation fuel in California with 15.4 billion gallons sold 
in 2019 (CEC 2020). Diesel, which is used primarily by heavy duty-trucks, delivery vehicles, buses, 
trains, ships, boats and barges, farm equipment, and heavy-duty construction and military vehicles, is 
the second most used fuel in California with 1.8 billion gallons sold in 2019 (CEC 2020). Table 4 



-24- 

summarizes the petroleum fuel consumption for Fresno County, in which the project site would be 
located, as compared to statewide consumption. 

Table 4 - 2019 Annual Gasoline and Diesel Consumption 

Fuel Type 
Fresno County 

(gallons) 
California 
(gallons) 

Proportion of 
Statewide 

Consumption1 

Gasoline 376,000,000 15,365,000,000 2.4% 

Diesel  49,000,000 1,756,000,000 2.8% 

1 For reference, the population of Fresno County (1,026,681 persons) is approximately 2.6 percent of the population of 
California (39,466,855 persons) (DOF 2021). 

Source: CEC 2020 

Energy consumption is directly related to environmental quality in that the consumption of nonrenewable 
energy resources releases criteria air pollutant and greenhouse gas (GHG) emissions into the 
atmosphere. The environmental impacts of air pollutant and GHG emissions associated with the 
project’s energy consumption are discussed in detail in Section III, Air Quality, and Section VIII, 
Greenhouse Gas Emissions, respectively. 

Impact 

Construction Energy Demand 

The proposed project does not include site plans for any of the project sites. The envisioned future 
drive-through restaurant on Site 1, would be required to comply with applicable regulations and would 
be anticipated to use standard construction techniques. Therefore, the project would not involve the 
inefficient, wasteful, and unnecessary use of energy during construction, and construction impacts 
related to energy consumption would be less than significant. No new or substantially increased 
construction-phase impacts related to energy consumption would occur beyond those identified in the 
2030 General Plan EIR. 

Operational Energy Demand 

The proposed project does not include site plans for any of the project sites. The future envisioned 
drive-through restaurant on Site 1 would be required to comply with applicable regulations such as 
California Building Energy Efficiency Standards and California Green Building Standards (CALGreen). 
Therefore, the project would not involve the inefficient, wasteful, and unnecessary use of energy during 
operation. No new or substantially increased impacts relative to energy consumption would occur 
beyond those identified in the General Plan EIR. 

Therefore, no project-specific mitigation for energy impacts is required. 
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Project 

Impacts? 

VII. GEOLOGY AND SOILS: Would the project: 

a) Directly or indirectly 
cause potential substantial 
adverse effects, including 
the risk of loss, injury, or 
death involving: 

     

i) Rupture of a known 
earthquake fault, as 
delineated on the most 
recent Alquist-Priolo 
Earthquake Fault 
Zoning Map issued by 
the State Geologist for 
the area or based on 
other substantial 
evidence of a known 
fault? Refer to Division 
of Mines and Geology 
Special Publication 42. 

Impact GEO-1 No No No N/A 

ii) Strong seismic ground 
shaking? 

Impact GEO-1 No No No N/A 

iii) Seismic-related 
ground failure, 
including liquefaction? 

Impact GEO-1 No No No N/A 

iv) Landslides? Impact GEO-1 No No No N/A 

b) Result in substantial soil 
erosion or the loss of 
topsoil? 

Impact GEO-2 No No No N/A 

c) Be located on a geologic 
unit or soil that is unstable, 
or that would become 
unstable as a result of the 
project, and potentially 
result in on- or off-site 
landslide, lateral spreading, 
subsidence, liquefaction or 
collapse? 

Impact GEO-3 No No No N/A 

d) Be located on expansive 
soil, as defined in Table 
18-1-B of the Uniform 
Building Code (1994), 
creating substantial direct 
or indirect risks to life or 
property? 

Impact GEO-4 No No No N/A 
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ENVIRONMENTAL ISSUE 
AREA 

Where Impact 
Was Analyzed 

in the 2030 
General Plan 

EIR 

Do Proposed 
Changes 

Involve New 
or 

Substantially 
More Severe 
Significant 
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Do Any New 
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Involve New or 
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More Severe 
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New 
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Requiring 

New Analysis 
or 
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Do 2030 
General Plan 
EIR Mitigation 
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Address/ 

Resolve New 
or More 
Severe 
Project 

Impacts? 

e) Have soils incapable of 
adequately supporting the 
use of septic tanks or 
alternative wastewater 
disposal systems where 
sewers are not available 
for the disposal of 
wastewater? 

Impact GEO-
3, Impact 
GEO-4 

No No No N/A 

f) Directly or indirectly 
destroy a unique 
paleontological resource or 
site or unique geologic 
feature? 

Section 2.6 
Cultural 
Resources 

No No No N/A 

Setting 

The project lies within the scope of the 2030 General Plan EIR. As identified in the 2030 General Plan 
EIR, the City of Reedley and the surrounding County of Fresno area has no known active earthquake 
faults and is not in any Alquist-Priolo Special Studies Zone (City of Reedley 2013a). The immediate 
Fresno area has low seismic activity levels, although shaking may be felt from earthquakes whose 
epicenter lie to the east, west, and south. The closest known major fault is the San Andreas Fault 
located approximately 70 miles to the west. The most serious geologic threat to Reedley would be from 
a major earthquake in the Eastern Sierra, which could cause flooding resulting from damage to dams 
on the upper reaches of the San Joaquin River.  

Impact 

According to the 2030 General Plan EIR, the project sites are not located within a designated Alquist-
Priolo Earthquake Fault Zone or on any active or potentially active faults (City of Reedley 2014a). The 
proposed GPA and rezoning would include the same planning area as the 2030 General Plan analyzed 
in the 2030 General Plan EIR. Therefore, the project would not result in new or substantially more 
severe impacts directly or indirectly associated with fault rupture, and no mitigation would apply.  

Although no active faults have been mapped across the project sites, seismic events caused by active 
and potentially active faults in the region could result in seismic ground shaking on the project sites. A 
seismic hazard cannot be completely ruled out; however, effects can be minimized by implementing 
requirements specified in the California Building Code (CBC). Compliance with existing building 
standards and 2030 General Plan goals and policies would minimize potential safety hazards from 
seismic ground shaking and potential ground failure/liquefaction, and ensure impacts associated with 
the project would be less than significant. Additionally, since the project sites, like the entire City of 
Reedley, are located on the level San Joaquin Valley floor, risks from landslides would generally be 
less than significant. 

Figure 10 of the 2030 General Plan EIR identified soil types located within the existing sphere of 
influence (SOI) generally have low to moderate potential for water and wind erosion. Soils in the 
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Greenfield, Atwater, and San Joaquin series exist on the project sites. The Greenfield and Atwater soil 
series are minimally expansive, and therefore would be unlikely to cause damage to structures or 
flatwork such as paved areas. San Joaquin soils are considered highly expansive however, 
conformance with CBC requirements would reduce any potential impacts related to soil expansion to a 
less than significant level. Furthermore, the proposed GPA and zoning updates do not designate any 
new areas for construction or development that were not contemplated and analyzed for development 
in the 2030 General Plan EIR. Therefore, the potential for the proposed project to result in unstable 
soils or to be damaged from expansive soils would be the same as analyzed in the 2030 General Plan 
EIR, and the proposed GPA and zoning changes would result in no new or more severe impacts related 
to unstable or expansive soils beyond those identified in the 2030 General Plan EIR. 

The proposal for Sites 2 and 3 does not involve development and no impacts would occur, therefore 
these sites will not be discussed further in this section. 

The 2030 General Plan contains a range of goals and policies which will serve to minimize potential soil 
impacts. The most important of these includes the following policies: 

SE 5.2.1 Proposed development projects may be subject to a variety of discretionary action and 
conditions of approval. The actions and conditions are based on adopted City plans and 
policies essential to mitigate adverse effects on the environment including the health, 
safety, and welfare of the community. For example, the City may require preliminary soil 
(Reedley Municipal Code, Section 11-4-2-D), geotechnical or seismic reports when the 
subject property is located on land exhibiting potentially unstable soil conditions, 
suitability for additional development, or other hazardous geologic conditions. 

SE 5.2.2 Development should be prohibited in areas where corrective measures to affect the 
geologic hazard are not feasible. 

Implementation of the above policies contained in the 2030 General Plan would ensure that exposure 
to geologic hazards are minimized and that users of the site are not exposed to substantial geologic 
related hazards. 

To be considered a fossil, an object must be more than 10,000 years old. According to the 2030 General 
Plan EIR, the geologic materials underlying the Reedley area (non-marine deposits and non-marine 
terrace deposits) are less than 10,000 years old. Given its geological age, the City, and thereby the 
project sites, would not be conducive to paleontological resources, and no significant impacts would 
occur as part of project implementation. However, given that deeper ground disturbances would occur 
during construction of future projects such as the drive-through on Site 1, the possibility exists that 
unanticipated paleontological resources may be uncovered. A Condition of Approval (refer to Appendix 
A) relating to unanticipated fossil discovery has been required by the City to ensure that if any resources 
are uncovered, the appropriate assessments are conducted, and qualified personnel are retained for 
further site investigation and preservation measures. This COA would reduce potential impacts related 
to paleontological resources to a less than significant level.  

No new or substantially increased impacts to geological resources would occur beyond those identified 
in the 2030 General Plan EIR. 

Therefore, no project-specific mitigation for geology and soils impacts is required. 
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Severe 
Project 

Impacts? 

VIII. GREENHOUSE GAS EMISSIONS: Would the project: 

a) Generate greenhouse gas 
emissions, either directly or 
indirectly, that may have a 
significant impact on the 
environment? 

Impact CC-1 No No No N/A 

b) Conflict with an applicable 
plan, policy or regulation 
adopted for the purpose of 
reducing the emissions of 
greenhouse gases? 

Impact CC-1 No No No N/A 

Setting 

Overview of Climate Change and Greenhouse Gases 

Climate change is the observed increase in the average temperature of the Earth’s atmosphere and 
oceans along with other substantial changes in climate (such as wind patterns, precipitation, and 
storms) over an extended period of time. Climate change is the result of numerous, cumulative 
sources of GHG emissions contributing to the “greenhouse effect,” a natural occurrence which takes 
place in Earth’s atmosphere and helps regulate the temperature of the planet. The majority of 
radiation from the sun hits Earth’s surface and warms it. The surface, in turn, radiates heat back 
towards the atmosphere in the form of infrared radiation. Gases and clouds in the atmosphere trap 
and prevent some of this heat from escaping into space and re-radiate it in all directions.  

GHG emissions occur both naturally and as a result of human activities, such as fossil fuel burning, 
decomposition of landfill wastes, raising livestock, deforestation, and some agricultural practices. 
GHGs produced by human activities include carbon dioxide (CO2), methane, nitrous oxide, 
hydrofluorocarbons, perfluorocarbons, and sulfur hexafluoride. Different types of GHGs have varying 
global warming potentials (GWP). The GWP of a GHG is the potential of a gas or aerosol to trap heat 
in the atmosphere over a specified timescale (generally, 100 years). Because GHGs absorb different 
amounts of heat, a common reference gas (CO2) is used to relate the amount of heat absorbed to the 
amount of the gas emitted, referred to as “carbon dioxide equivalent” (CO2e), which is the amount of 
GHG emitted multiplied by its GWP. Carbon dioxide has a 100-year GWP of one. By contrast, 
methane has a GWP of 28, meaning its global warming effect is 28 times greater than CO2 on a 
molecule per molecule basis (Intergovernmental Panel on Climate Change 2014).2 

Anthropogenic activities since the beginning of the industrial revolution (approximately 250 years ago) 
are adding to the natural greenhouse effect by increasing the concentration of GHGs in the 
atmosphere that trap heat. Since the late 1700s, estimated concentrations of CO2, methane, and 

                                                           
2 The Intergovernmental Panel on Climate Change’s (2014) Fifth Assessment Report determined that methane 
has a GWP of 28. However, the 2017 Climate Change Scoping Plan published by the California Air Resources 
Board uses a GWP of 25 for methane, consistent with the Intergovernmental Panel on Climate Change’s (2007) 
Fourth Assessment Report. Therefore, this analysis utilizes a GWP of 25. 
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nitrous oxide in the atmosphere have increased by over 43 percent, 156 percent, and 17 percent, 
respectively, primarily due to human activity (United States Environmental Protection Agency 2020). 
Emissions resulting from human activities are thereby contributing to an average increase in Earth’s 
temperature. Potential climate change impacts in California may include loss of snowpack, sea level 
rise, more extreme heat days per year, more high ozone days, more large forest fires, and more 
drought years (State of California 2018). 

Regulatory Framework 

State Regulations 

In response to climate change, California implemented Assembly Bill (AB) 32, the “California Global 
Warming Solutions Act of 2006.” AB 32 required the reduction of statewide GHG emissions to 1990 
emissions levels (essentially a 15 percent reduction below 2005 emission levels) by 2020 and the 
adoption of rules and regulations to achieve the maximum technologically feasible and cost-effective 
GHG emissions reductions. On September 8, 2016, the Governor signed Senate Bill (SB) 32 into law, 
extending AB 32 by requiring the State to further reduce GHG emissions to 40 percent below 1990 
levels by 2030 (the other provisions of AB 32 remain unchanged). On December 14, 2017, the 
California Air Resources Board (CARB) adopted the 2017 Scoping Plan, which provides a framework 
for achieving the 2030 target. The 2017 Scoping Plan relies on the continuation and expansion of 
existing policies and regulations, such as the Cap-and-Trade Program and the Low Carbon Fuel 
Standard, and implementation of recently adopted policies and legislation, such as SB 1383 (aimed at 
reducing short-lived climate pollutants including methane, hydrofluorocarbon gases, and 
anthropogenic black carbon) and SB 100 (discussed further below). The 2017 Scoping Plan also puts 
an increased emphasis on innovation, adoption of existing technology, and strategic investment to 
support its strategies. As with the 2013 Scoping Plan Update, the 2017 Scoping Plan does not provide 
project-level thresholds for land use development. Instead, it recommends local governments adopt 
policies and locally appropriate quantitative thresholds consistent with a statewide per capita goal of 
six metric tons (MT) of CO2e by 2030 and two MT of CO2e by 2050 (CARB 2017).  

SJCAVPD Regulations 

In August 2008, the SJVAPCD governing board adopted the Climate Change Action Plan (CCAP). The 
CCAP directed the SJVAPCD to develop guidance to assist lead agencies, project proponents, permit 
applicants, and interested parties in assessing and reducing the impacts of project specific GHG 
emissions on global climate change in the context of promoting GHG reductions consistent with AB 32, 
SB 32, and the CARB Scoping Plan.  

Municipal Regulations 

In December 2009, the SJVAPCD adopted two guidance documents for assessing impacts of GHG 
emissions from new development projects: Guidance for Valley Land-use Agencies in Addressing GHG 
Emission Impacts for New Projects under CEQA (2009a) and District Policy - Addressing GHG Emission 
Impacts for Stationary Source Projects under CEQA When Serving as the Lead Agency (2009b). The 
guidance provided in both documents can be utilized to determine the significance of project-specific 
and cumulative impacts for GHG emissions from stationary source and land use development projects. 
Projects can be determined as having a less-than-significant GHG emissions impact by: 1) using any 
combination of SJVAPCD GHG emission reduction measures to meet Best Performance Standards, 2) 
complying with an approved GHG plan or mitigation program, or 3) reducing GHG emissions by at least 
29 percent. Projects exempt from the requirements of CEQA and projects complying with an approved 
GHG emission reduction plan or mitigation program would be determined to have a less-than-significant 
individual and cumulative impact related to GHG emissions. Such plans or programs must be specified 
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in law or adopted by the public agency with jurisdiction over the affected resources and have a certified 
CEQA document. 

In December 2015, the City of Reedley adopted its municipal CAP to address GHG emissions from 
municipal operations and 2030 General Plan buildout. The CAP outlines the City’s near-term, mid-term, 
and far-term GHG emission reduction goals. The City’s GHG emission reduction goals are (City of 
Reedley 2015a): 

 Near-term: Reduce emissions to 15 percent below 2005 levels by 2020. 

 Mid-term: Reduce emissions to 50 percent below 2005 levels by 2030. 

 Far-term: Reduce emissions to 80 percent below 2005 levels by 2050. 

In the absence of a revised CAP that directly addresses SB 32, the adopted SJVAPCD CCAP and 
Reedley’s municipal CAP remain the most appropriate GHG reduction plans with which to assess an 
individual project’s consistency with statewide policies to reduce GHG emissions. Therefore, if the 
project is consistent with the applicable GHG reduction plan, then its GHG emissions impacts are 
considered individually and cumulatively less than significant. 

Impact 

The proposed project does not include site plans for any of the project sites.  

As discussed in Section III, Air Quality, construction and operational emissions were estimated for the 
drive-through restaurant envisioned on Site 1.  

Construction of the envisioned drive-through on Site 1 would generate temporary GHG emissions 
primarily as a result of the operation of construction equipment on-site as well as from vehicles 
transporting construction workers to and from the project site and heavy trucks to transport project 
materials. Construction of the envisioned drive-through on Site 1 would generate a total of 
approximately 196 MT of CO2e (see Appendix C for CalEEMod output files). This GHG emission 
construction estimate is for informational purposes only and may vary substantially depending on the 
specific land uses developed on the sites. 

Operational emissions modeled include mobile source emissions (i.e., vehicle emissions), energy 
emissions (electricity and natural gas use), water conveyance and wastewater treatment emissions, 
solid waste disposal, and area source emissions. Operation of the envisioned drive-through on Site 1 
would generate a total of approximately 593 MT of CO2e (see Appendix C for CalEEMod output files). 
These GHG emission estimates are for informational purposes only and may vary substantially 
depending on the specific land uses developed on the sites.  

Land use development consistent with the proposed land use designations would be required to comply 
with applicable measures from the City’s CAP. The City’s CAP and the FCOG-adopted RTP/SCS, which 
outlines the region’s desired land use pattern through 2042 in order to reduce GHG emissions, are 
based on the population and land use scenarios contained in local General Plans (FCOG 2017). As 
discussed in Section III, Air Quality, the project would eliminate residential development rights on Sites 
1 and 2 and would create equivalent residential development rights on Site 3. As such, the project would 
not result in a net increase in housing capacity, and there would be no impact on population change. 

Because the project would be within the growth assumptions contained in the 2030 General Plan, the 
project would be consistent with all applicable GHG emission reduction plans, including the SJVAPCD’s 
CCAP, the City’s CAP, and FCOG’s RTP/SCS. These impacts were considered in the 2030 General 
Plan EIR, and the project would be consistent with the 2030 General Plan. No new or substantially 
increased impacts to greenhouse gas emissions would occur beyond those identified in the 2030 
General Plan EIR. 

Therefore, no project-specific mitigation for GHG emissions impacts is required. 
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ENVIRONMENTAL ISSUE 
AREA 

Where Impact 
Was 

Analyzed in 
the 2030 

General Plan 
EIR 

Do Proposed 
Changes 

Involve New 
or 

Substantially 
More Severe 
Significant 
Impacts? 

Do Any New 
Circumstances 
Involve New or 
Substantially 
More Severe 
Significant 
Impacts? 

Any 
Substantially 

Important 
New 

Information 
Requiring 

New Analysis 
or 

Verification? 

Do 2030 
General Plan 
EIR Mitigation 

Measures 
Address/ 

Resolve New 
or More 
Severe 
Project 

Impacts? 

IX. HAZARDS AND HAZARDOUS MATERIALS: Would the project: 

a) Create a significant 
hazard to the public or the 
environment through the 
routine transport, use, or 
disposal of hazardous 
materials? 

Impact HAZ-1 No No No N/A 

b) Create a significant 
hazard to the public or the 
environment through 
reasonably foreseeable 
upset and accident 
conditions involving the 
release of hazardous 
materials into the 
environment? 

Impact HAZ-1 No No No N/A 

c) Emit hazardous emissions 
or handle hazardous or 
acutely hazardous materials, 
substances, or waste within 
one-quarter mile of an 
existing or proposed school? 

Impact HAZ-2 No No No N/A 

d) Be located on a site which 
is included on a list of 
hazardous materials sites 
compiled pursuant to 
Government Code Section 
65962.5 and, as a result, 
would it create a significant 
hazard to the public or the 
environment? 

Impact HAZ-3 No No No N/A 

e) For a project located 
within an airport land use 
plan or, where such a plan 
has not been adopted, within 
two miles of a public airport 
or public use airport, would 
the project result in a safety 
hazard or excessive noise 
for people residing or 
working in the project area? 

Impact N-3 No No No N/A 
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ENVIRONMENTAL ISSUE 
AREA 

Where Impact 
Was 

Analyzed in 
the 2030 

General Plan 
EIR 

Do Proposed 
Changes 
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or 
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More Severe 
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Do Any New 
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More Severe 
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or 
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EIR Mitigation 
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Resolve New 
or More 
Severe 
Project 

Impacts? 

f) Impair implementation of 
or physically interfere with an 
adopted emergency 
response plan or emergency 
evacuation plan? 

Impact HAZ-4 No No No N/A 

h) Expose people or 
structures, either directly or 
indirectly, to a significant risk 
of loss, injury or death 
involving wildland fires? 

Section 2.8 
Hazards and 
Hazardous 
Materials 

No No No N/A 

Setting 

According to a review of online historical aerial photographs and topographic maps, it appears that 
project Site 1 has been vacant since approximately 1998. However, prior to 1998, the site was 
developed with small structures before being cleared. Project Site 2 has been developed with structures 
since at least 1956. Project Site 3 was in use for agricultural purposes (orchards) from at least 1956 to 
1969 and has been vacant since approximately 1998 (NETR 2021). 

According to a review of the online State Water Resources Control Board (SWRCB) GeoTracker 
database, the online Department of Toxic Substances Control (DTSC) EnviroStor database, and the 
online DTSC hazardous waste and substances sites (Cortese List), there are no hazardous material 
release sites in the vicinity of the project sites (SWRCB 2021a, DTSC 2021a, DTSC 2021b). 
Additionally, review of CalGEM online oil/gas well records show that the project sites are not located 
within an oil/gas field and there are no oil or gas wells located in the vicinity of the subject properties 
(CalGEM 2021). According to a review of the CalRecycle online SWIS database, there are no landfills 
in the vicinity of the project sites (CalRecycle 2021). 

According to a review of the United States Department of Transportation online National Pipeline 
Mapping System database, there are no natural gas or hazardous liquid pipelines in the vicinity of the 
project sites (USDOT 2021). 

The closest educational facilities to project Site 1 and 2 are St. La Salle School and General Grant 
Middle School, located approximately 0.2-mile northwest and 0.25-mile southwest of the project sites, 
respectively. The closest educational facilities to project Site 3 are Lincoln Elementary School and 
General Grant Middle School, located approximately 0.25-mile and 0.1-mile northwest, respectively. 
The subject properties are not located in any airport safety area or private airstrip. The nearest airport 
to the project site is the Reedley Municipal Airport, which is a public airport located approximately 4.8 
miles to the north-northwest. Furthermore, there are no wildland areas within the vicinity of the project 
sites, as the surrounding area is developed and urbanized.  

The 2030 General Plan EIR assumed development would occur on the project sites, therefore, even 
with approval of the GPA and zoning changes, the project would remain consistent with the 
development intensity assumptions for the site.  
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Construction Impacts 

Grading and construction activities for the drive-through on Site 1 could use a limited amount of 
hazardous and flammable substances/oils during heavy equipment operation for site preparation and 
building construction. However, all existing and future development within the City would continue to 
adhere to county, state and federal regulations regarding the transportation, storage, use and handling 
of hazardous materials. Through implementation of 2030 General Plan policies, enforcement of the 
City’s related zoning regulations, County, state, and federal enforcement of the hazardous materials 
regulations for which they are responsible, and implementation of the City’s emergency operations plan 
in the event of a hazardous materials release incident, impacts on public health and safety from use 
and/or accidental release of hazardous materials would be reduced. Additionally, Site 1 is not located 
on a known hazardous materials site, nor is it located in close proximity to one (SWRCB 2021a; DTSC 
2021a, 2021b). Therefore, impacts related to the handling and release of hazardous materials would 
be less than significant. 

Operational Impacts 

Operation of a drive-through facility on Site 1 could use a limited amount of hazardous and flammable 
substances/oils during operation. However, all existing and future development within the City would 
continue to adhere to County, State and federal regulations regarding the transportation, storage, use 
and handling of hazardous materials. Through implementation of 2030 General Plan policies, 
enforcement of the City’s related zoning regulations, County, state, and federal enforcement of the 
hazardous materials regulations for which they are responsible, and implementation of the City’s 
emergency operations plan in the event of a hazardous materials release incident, impacts on public 
health and safety from use and/or accidental release of hazardous materials would be reduced to less 
than significant levels.  

The closest educational facilities to project Site 1 are St. La Salle School and General Grant Middle 
School, located approximately 0.2-mile northwest and 0.25-mile southwest of the site, respectively. 
Implementation of the 2030 General Plan policy mitigations and regulatory requirements would reduce 
risks from release of hazardous emissions within 0.25-mile of a school. In addition, the future proposed 
use as a drive-through restaurant would not pose a significant hazard to the public or the environment 
through the routine transport, use, or disposal of hazardous materials, as any uses/handling of 
potentially hazardous materials would continue to be handled in accordance with all applicable State 
and federal laws, such as the Hazardous Materials Transportation Act, Resource Conservation and 
Recovery Act, the California Hazardous Material Management Act, and the California Code of 
Regulations, Title 22.  

Site 1 is not located near an industrial and agricultural area of the City, and impacts related to accidental 
release of, or transportation, storage, use and handling of, hazardous material would be less than 
significant. Furthermore, the operation of the drive-through facility would not require the transportation, 
storage, use or handling of hazardous materials. Therefore, impacts would be less than significant. 
Policy SE 5.6.1 requires the consideration of hazardous materials risks as part of the City’s development 
planning and development review process.  

Site 1 is not located in any airport safety area or private airstrip. The nearest airport to the project site 
is the Reedley Municipal Airport, which is a public airport located approximately 4.8 miles to the north-
northwest. Urban areas have overhead and buried power, gas, rail, and communication utility lines. 
Regulations require that contractors verify precise locations of these lines and avoid damaging them 
during construction activities; again, environmental assessment can rely on compliance without specific 
additional mitigation. 

The City’s Emergency Operations Plan was developed to protect and preserve life, property, and the 
environment in the city (City of Reedley 2020). The submittal of project plans for Site 1 in conformance 
with the City’s Emergency Operations Plan and California Fire Code standards would be a condition of 
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project approval and compliance would be confirmed as part of the Building Permit plan check process. 
As with any development, access to and through the area of the project would be required to comply 
with required street widths as determined in the 2016 California Building Code, City of Reedley 
Municipal Code and Standard Plans and Specifications, and the California Fire Code. Development of 
Site 1 would not differ substantially in terms of its character or types of emergency situations that could 
arise from it; therefore, the impairing implementation or physically interfering with an adopted 
emergency response plan or emergency evacuation plan would not occur. 

There are no wildland areas near Site 1, as surrounding areas are developed and urbanized; therefore, 
the project would not result in exposure of people or structures to a significant risk of loss, injury or 
death involving wildland fires.  

Operations of any residential development on Site 3 would be consistent with the analysis in the 2030 
General Plan EIR. Additionally, the development would be required to comply with all applicable 
regulations.  

No new or substantially increased exposure to hazards and hazardous materials would occur beyond 
those identified in the 2030 General Plan EIR. 

Therefore, no project-specific mitigation for hazardous materials and hazardous facilities impacts is 
required. 
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Impacts? 

X. HYDROLOGY AND WATER QUALITY: Would the project: 

a) Violate any water quality 
standards or waste 
discharge requirements or 
otherwise substantially 
degrade surface or 
groundwater quality? 

Impact HYD-1  No No No N/A 

b) Substantially decrease 
groundwater supplies or 
interfere substantially with 
groundwater recharge such 
that the project may impede 
sustainable groundwater 
management of the basin? 

Impact HYD-2 No No No N/A 

c) Substantially alter the 
existing drainage pattern of 
the site or area, including 
through the alteration of the 
course of a stream or river or 
through the addition of 
impervious surfaces, in a 
manner which would: 

     

i) result in substantial 
erosion or siltation on- or 
off-site; 

Impact HYD-3 No No No N/A 

ii) substantially increase 
the rate or amount of 
surface runoff in a 
manner which would 
result in flooding on- or 
offsite; 

Impact HYD-3 No No No N/A 

iii) create or contribute 
runoff water which would 
exceed the capacity of 
existing or planned 
stormwater drainage 
systems or provide 
substantial additional 
sources of polluted 
runoff; or 

Impact HYD-3 No No No N/A 

iv) impede or redirect flood 
flows? 

Impact HYD-3 
& Impact 
HYD-4 

No No No N/A 
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d) In flood hazard, tsunami, 
or seiche zones, risk release 
of pollutants due to project 
inundation? 

Impact HYD-5 No No No N/A 

e) Conflict with or obstruct 
implementation of a water 
quality control plan or 
sustainable groundwater 
management plan? 

Impact HYD-2 No No No N/A 

Setting 

The City of Reedley lies directly over the Kings Basin from which the City extracts its water supply. The 
Kings Basin is a large groundwater subbasin located within the southern part of the San Joaquin Valley 
Basin, in the Central Valley of California. The groundwater basin covers an area of 1,530 square miles 
(California Department of Water Resources 2006).  

Storm water flows into street collection systems and enters the storm drain inlets where it is conveyed 
through sub-surface drainage piping to one of several storm water retention basins located throughout 
the City of Reedley. There are also two well-defined areas in the City that collect stormwater runoff 
which flows directly to Alta Irrigation District (AID) facilities. (City of Reedley 2018b). 

To support storm drainage facilities the City has created and implemented an impact fee program (City 
of Reedley 2018c). Development of the drive-through on Site 1 would be subject to this development 
impact fee to ameliorate potential impacts to the stormwater drainage system from increased industrial 
development. The development impact fee is charged and collected at the time a building permit is 
issued. 

Impact 

According to the 2030 General Plan EIR, implementation of the 2030 General Plan would not violate 
any water quality standards or waste discharge requirements and would result in a less than significant 
impact. The proposed GPA and zoning updates would include the same planning area as the 2030 
General Plan. Hydrological conditions related to soils and hydrology on and around the project sites 
have not changed since adoption of the 2030 General Plan EIR, and the proposed project would not 
designate any new areas for construction or development that were not contemplated and analyzed for 
development in the 2030 General Plan EIR.  

Therefore, potential for the proposed project to result in erosion or the loss of topsoil that could degrade 
surface water quality would be the same as the 2030 General Plan analyzed in the 2030 General Plan 
EIR, and the proposed GPA and zoning updates would result in no new or more severe impacts related 
to unstable or expansive soils beyond those identified in the 2030 General Plan EIR.  

The project sites are approximately 130 miles from the Pacific Ocean and are not located in a 100-year 
flood hazard area, tsunami or seiche zone (Federal Emergency Management Agency 2021), nor does 
the project propose structures within such an area. Given its location and limited proposed 
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infrastructure, the project would have no impact related to exposing people or structures to a significant 
risk of flooding or inundation.  

The 2030 General Plan EIR assumed development would occur on the project sites, therefore, even 
with approval of the GPA and zoning changes, the project would remain consistent with the 
development intensity assumptions for the site. Development of the envisioned drive-through on Site 1 
would result in roughly the same amount of soil disturbance and conversion of pervious to impervious 
surfaces as assumed by the 2030 General Plan. As with the 2030 General Plan, construction activity 
associated with the envisioned drive-through, including grading, could have the potential to degrade 
water quality due to sediment erosion or the presence of contaminants located within the soils, but 
short-term stormwater pollutant discharges would be mitigated through compliance with the applicable 
NPDES permitting process, resulting in a less than significant impact. 

Additionally, the proposed future drive-through facility on Site 1 would not involve any operations that 
would substantially degrade water quality or violate any water quality standards or waste discharge 
requirements and would have less than significant impacts to water quality.  

According to the City website, the water supplier for Site 1, and the entire City of Reedley, is the City of 
Reedley Water Division (CRWD) (City of Reedley 2021). The future drive-through facility would utilize 
water provisions from the CRWD, and thereby would not require increased demand on local 
groundwater supplies.  

Since Site 1 is relatively flat, construction activities for the future drive-through restaurant would result 
in a minimal amount of soil disturbance. Additionally, the facility would be required to be in compliance 
with Section 8-5-10-1 of the Municipal Code, which outlines minimum performance requirements to limit 
the square-footage of impervious surfaces within the city stormwater service area, as well as reduce 
runoff and improve water quality. With compliance of these requirements, the future drive-through 
facility would not interfere with groundwater recharge or majorly alter existing drainage patterns; nor 
would it result in any significant impacts related to groundwater management, or impede or redirect 
flows. 

Development of the future drive-through on Site 1 would be required to comply with all applicable plans, 
permits, and regulations governing water quality within the City, and would not increase the City’s use 
of groundwater. Therefore, the project would not conflict with or obstruct implementation of a water 
quality control plan or sustainable groundwater management plan. 

The project would result in similar development intensity compared to the 2030 General Plan land use 
and zoning. The impacts related to stormwater were discussed in the 2030 General Plan EIR under 
Impact HYD-1 (City of Reedley 2013a) and 2030 General Plan Policy CIR 3.10.17, which requires 
developments to pay storm drainage impact fees, consistent with the Storm Drain Master Plan. No new 
or substantially increased impacts related to hydrological resources or water quality would occur beyond 
those identified in the 2030 General Plan EIR. 

Therefore, no project-specific mitigation for hydrology and water quality impacts is required. 
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XI. LAND USE AND PLANNING: Would the project: 

a) Physically divide an 
established community? 

Section 2.14 
Effects Found 
Not to be 
Significant 

No No No N/A 

b) Cause a significant 
environmental impact due to 
a conflict with any land use 
plan, policy, or regulation 
adopted for the purpose of 
avoiding or mitigating an 
environmental effect? 

Section 2.14 
Effects Found 
Not to be 
Significant 

No No No N/A 

Impact 

As described in the Project Description, the existing Land Use Designations for Project Sites 1 and 2 
(High-Density Residential) are consistent with their existing zoning of RM-2. The project proposes a 
General Plan Amendment (GPA) and zoning update for Sites 1 and 2 to Neighborhood Commercial 
and Community Commercial uses, and therefore would remain consistent with the 2030 General Plan 
Land Use and Zoning District descriptions.  

Site 3 has an existing Land Use designation of Low-Density Residential yet is currently incompatibly 
zoned RM-2 (High-Density Residential). The project includes a GPA to update the Land Use 
designation for Site 3 to match its zoning of RM-2. Therefore, the updates proposed by the project would 
create consistency between the 2030 General Plan Land Use and Zoning designations for the project 
sites.  

Buildout of the project would not result in impacts related to physically dividing an established 
community because, with implementation of the proposed GPA, project Sites 1 and 2 are bounded by 
similar, existing commercial uses to the north, south, and east, and Site 3 by similar, existing high-
density residential uses to the south. Implementation of the project would not construct buildings or 
remove roadways in a location that would prevent travel from one project site to another, in any 
direction.  

The project would not result in impacts related to conflict with adopted plans, policies or regulations, as 
it would comply with the those of the 2030 General Plan, which was found to be consistent with the 
SJVAPCD’s AQMPs, FCOG RTP/SCS, and the Valley Blueprint (City of Reedley 2013a). 

The project would be consistent with the designated land uses; therefore, the project would be 
consistent with the 2030 General Plan Land Use and Zoning District descriptions (2030 General Plan, 
Table 2-4, Pages 33-34). 

The project is consistent with a variety of 2030 General Plan Land Use Element goals and policies, 
including the following: 
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LU2.5E Encourage a concentrated urban land use pattern that prioritizes development of in-fill 
and by-passed parcels, provides for the economically efficient provision of urban 
services, and maintains Downtown as the core of the City.  

LU 2.5.2 New development will only be approved in sequential fashion contiguous to existing 
development to ensure orderly extension of municipal services and unnecessary 
conversion of agricultural lands. Development standards shall incorporate measures to 
preserve and protect agricultural land as set forth in Policies LU 2.5.1 through LU 2.5.18 
and COSP 4.3.1 through 4.3.4 

LU 2.7.5 Encourage and support within existing neighborhoods in-fill development.LU 2.7.21
 Mixing of residential uses, densities and lot sizes shall be encouraged, while 
maintaining traditional neighborhood values and emphasizing concepts for livable, 
walkable neighborhoods. 

LU 2.7.34 Neighborhood Commercial uses shall be sited in locations where they can function as 
“activity nodes” for surrounding neighborhoods. 

LU 2.7.39 Locations at an intersection are most appropriate for Neighborhood Commercial uses. 

LU 2.7.40 Community Commercial designations shall be located primarily at the following locations: 

(a) Manning Avenue east of Columbia Avenue 

The project would be consistent with implementing the 2030 General Plan and supporting orderly 
growth consistent with surrounding uses. Implementation of the project would not result in new or 
substantially increased land use impacts beyond those identified in the 2030 General Plan EIR. 

Therefore, no project-specific mitigation for land use impacts is required. 
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XII. MINERAL RESOURCES: Would the project: 

a) Result in the loss of 
availability of a known 
mineral resource that would 
be of value to the region and 
the residents of the state? 

Section 2.14 
Effects Found 
Not to be 
Significant 

No No No N/A 

b) Result in the loss of 
availability of a locally-
important mineral resource 
recovery site delineated on a 
local general plan, specific 
plan or other land use plan? 

Section 2.14 
Effects Found 
Not to be 
Significant 

No No No N/A 

Impact 

The Fresno County General Plan Update Background Report provides information on the location and 
types of mineral resources located in the County. The Background Report shows that there are no areas 
indicative of significant mineral deposits, or where it is judged that a high likelihood for their presence 
exists (classified as Mineral Resource Zone MRZ-2) (Fresno County 2000). The City has not previously 
or currently designated important mineral resources recovery areas within or immediately adjacent to 
the City of Reedley. Therefore, the project would have no impacts on mineral resources.  

No new or substantially increased impacts to mineral resources would occur beyond those identified in 
the 2030 General Plan EIR. 

Therefore, no project-specific mitigation for mineral resource impacts is required. 
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Where Impact 
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Requiring 

New Analysis 
or 
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Do 2030 
General Plan 
EIR Mitigation 

Measures 
Address/ 

Resolve New 
or More 
Severe 
Project 

Impacts? 

XIII. NOISE: Would the project result in: 

a) Generation of a 
substantial temporary or 
permanent increase in 
ambient noise levels in the 
vicinity of the project in 
excess of standards 
established in the local 
general plan or noise 
ordinance, or applicable 
standards of other 
agencies? 

Impact N-1 No No No N/A 

b) Generation of excessive 
ground borne vibration or 
ground borne noise levels?  

Impact N-2 No No No N/A 

c) For a project located 
within the vicinity of a private 
airstrip or an airport land use 
plan or, where such a plan 
has not been adopted, within 
two miles of a public airport 
or public use airport, would 
the project expose people 
residing or working in the 
project area to excessive 
noise levels? 

Impact N-3 No No No N/A 

Setting 

The 2030 General Plan EIR assumed development would occur on the project sites, therefore, even 
with approval of the GPA and zoning changes, the project would remain consistent with the 
development intensity assumptions for the site. Noise is generally defined as “unwanted sound,” which 
is a subjective determination of measurable physical phenomena. Ambient noise levels are a major 
determinant of “quality of life.” Noise levels not only affect the utility and enjoyment of property, they 
directly affect property values and affect human health.  

Noise is an important factor which can influence the quality of life in the City of Reedley. Such exposure 
to excessive noise levels can adversely affect human health. Therefore, it is important to recognize the 
interrelationship of the noise element to land use, housing, circulation, and open space. The purpose 
of the 2030 General Plan Noise Element is to identify noise sources that exist within the City and 
planned Sphere of Influence (SOI). The Noise Element also establishes goals and policies to minimize 
potential adverse impacts from transportation and stationary noise to sensitive land uses such as 
residences, schools, churches, and hospitals. The nearest sensitive receivers to project Site 1 are 
single-family residences located directly west of the property line.  
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The City Noise Element establishes a land use compatibility criterion of 60 A-weighted decibels (dBA) 
Day-Night Average Sound Level (DNL) for exterior noise levels in outdoor activity areas. Outdoor activity 
areas generally include backyards of single-family residences and patios and common open space 
areas in multi-family developments. The intent of the exterior noise level requirement is to provide an 
acceptable noise environment for outdoor activities and recreation. Furthermore, the Noise Element 
also requires that interior noise levels attributable to exterior noise sources not exceed 45 dBA DNL. 
The intent of the interior noise level standard is to provide an acceptable noise environment for indoor 
communication and sleep. Applicable Noise Element standards from the 2030 General Plan are shown 
below in Table 5 and Table 6.  

Table 5 – Allowable City-Wide Transportation Source Noise Exposure  

 Noise Sensitive  
Land Uses 

New Transportation 
Noise Sources 

Indoor 45 45 

Outdoor 60 60 

Source: Table 6.1.2-A of the 2030 General Plan 
1. This table is applicable to noise sources created by either new development and/or new transportation projects. 
2. Based on an evaluation of the existing condition and proposed project, the Community Development Director may allow 
exterior exposure up to 65 dB DNL where practical application of construction practices has been used to mitigate exterior 
noise exposure.

 

Table 6 – Allowable Stationary Source Noise Exposure 

 Daytime 
(7:00 AM to 10:00 PM) 

Nighttime 
(10:00 PM to 7 AM) 

Hourly Leq, dBA 55 50 

Maximum Level, dBA 70 65 

Source: Table 6.1.2-B of the 2030 General Plan 
1. As determined within outdoor activity areas of existing or planned noise-sensitive uses, if outdoor activity area locations 
are unknown, the allowable noise exposure shall be determined at the property line of the noise sensitive use. 
2. Based on an evaluation of the existing condition and proposed project, the Community Development Director may allow 
exterior exposure up to 65 dB DNL where practical application of construction practices has been used to mitigate exterior 
noise exposure.

 

The subject properties are not located in any airport safety area or private airstrip. The nearest airport 
to the project site is the Reedley Municipal Airport, which is a public airport located approximately 4.5 
miles to the northwest.  

Impact 

Construction 

Construction of a drive-through on Site 1 would require noise-generating equipment and vehicles that 
would temporarily increase noise levels in the vicinity. Construction of the project would generate noise 
associated with construction equipment and vehicle use. Construction noise may generate noise levels 
up to 85 dBA Leq at 50 feet. However, construction of the drive-through would not be any more intense 
than what would occur on Site 1 under the existing zoning already evaluated in the 2030 General Plan 
EIR, and construction would be temporary, intermittent, and within the acceptable daily construction 
hours of 7:00 AM to 5:00 PM. Therefore, impacts would be less than significant.  
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The use of construction equipment can cause ground vibrations that diminish in strength with distance 
from the source. Buildings founded on the soil in the vicinity of a construction site may be affected by 
these vibrations, with varying results ranging from no perceptible effects at the lowest levels, low 
rumbling sounds and perceptible vibrations at moderate levels, and slight damage at the highest levels. 
Typically ground vibration does not reach a level where it damages structures unless the structure is 
extremely fragile. Vibration source levels for typical construction equipment are shown in Table 7. 

Table 7 – Vibration Source Levels for Typical Construction Equipment 

Type of Equipment 

Approximate Ground Velocity in Decibels at 25 feet 
(inch/second) 

 

Small Bulldozer 58 

 

Loaded Trucks 83 

 

Source: FTA 2018 

According to the 2030 General Plan EIR, if the vibration level at a sensitive land use (i.e., residential 
use) reaches a ground velocity of 85 vibration decibels (VdB), most people would typically be annoyed 
by the vibration (FTA 2018). The intermittent use of construction equipment and temporary duration of 
construction activity would ensure that vibration levels do not adversely affect nearby residences. 
Vibration impacts would be less than significant.  

Operation 

Project Site 1 is immediately adjacent to single family residences to the west, with a street buffer 
between single family residences to the north and south, as well as a church to the east. East Manning 
Avenue, directly north of Site 1, is a main two-to-four-lane roadway which generates traffic noise.  

As noted in the 2030 General Plan EIR, Mitigation Measure N-3(c) is required to analyze stationary 
noise sources. A Condition of Approval (COA) has been included for this project which would require a 
noise study to be conducted prior to the issuance of building or grading permits for the drive-through 
facility to ensure that noise sources emitted would not exceed threshold levels established in the 2030 
General Plan EIR. This study would include methods for reducing noise levels if required. These 
methods could include, but would not be limited to, block walls, vegetation, placement of drive-through 
lane to reduce noise, etc. Adherence to City noise exposure regulations in Table 5 and Table 6, 2030 
General Plan Noise Element policies NE 6.1.5 and NE 6.1.6, and implementation of the noise COA 
would ensure acceptable noise levels form the envisioned drive-through on Site 1; impacts would be 
less than significant.  

No new or substantially increased noise impacts would occur beyond those identified in the 2030 
General Plan EIR. 

Therefore, no project-specific mitigation for noise impacts is required. 
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XIV. POPULATION AND HOUSING: Would the project: 

a) Induce substantial 
unplanned population growth 
in an area, either directly (for 
example, by proposing new 
homes and businesses) or 
indirectly (for example, 
through extension of roads 
or other infrastructure)? 

Section 2.14 
Effects Found 
Not to be 
Significant 

No No No N/A 

b) Displace substantial 
numbers of existing people 
or housing, necessitating the 
construction of replacement 
housing elsewhere? 

Section 2.14 
Effects Found 
Not to be 
Significant 

No No No N/A 

Impact 

The project includes a General Plan Amendment (GPA) from High Density Residential (HDR) to 
Neighborhood Commercial (CN) on Site 1, and HDR to Neighborhood Commercial and Community 
Commercial on Site 2. The General Plan designation for Site 3 would also be changed from Low Density 
Residential to HDR. Additionally, the proposed project would rezone approximately 2.6 acres of Multi-
Family Residential (RM-2) land to Neighborhood Commercial (NC) and Community Commercial (CC) 
land uses on Sites 1 and 2.  

Site 3 is included in the project to offset the loss of housing caused by updating the zoning on Site 1 
from residential to commercial uses. By updating the General Plan designation of Site 3 from Low 
Density Residential to High Density Residential, no net loss of housing would occur as a result of the 
project. Additionally, the amount of development allowed on Site 3 would be the same before and after 
the GPA, because the zoning itself is not changing. Therefore, there would be no impact to population 
change. Furthermore, the proposal for Site 2 does not involve development and therefore, no population 
impacts would occur.  

The proposed future drive-through restaurant on Site 1, would not create a substantial number of jobs 
in the City. Additionally, with approval of the proposed project, Site 1 would be zoned for Neighborhood 
Commercial uses, and would not be developed with residences. Therefore, the project would have no 
impacts related to population increases (either directly or indirectly). The site is currently vacant so no 
housing would be displaced as a result of the project and no replacement housing would be required to 
be constructed elsewhere. No new or substantially increased impacts related to population and housing 
would occur beyond those identified in the 2030 General Plan EIR. 

Therefore, no project-specific mitigation for population and housing impacts is required.  
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XV. PUBLIC SERVICES: 

a) Would the project result in 
substantial adverse physical 
impacts associated with the 
provision of new or 
physically altered 
governmental facilities, need 
for new or physically altered 
governmental facilities, the 
construction of which could 
cause significant 
environmental impacts, in 
order to maintain acceptable 
service ratios, response 
times or other performance 
objectives for any of the 
public services: 

     

Fire protection? Impact PS-1 No No No N/A 

Police protection? Impact PS-2 No No No N/A 

Parks? Impact PS-4 No No No N/A 

Schools? Impact PS-3 No No No N/A 

Other public services? Impact PS-5 No No No N/A 

Impact 

The project sites are located within the existing City limits of the City of Reedley and are currently within 
the existing service areas for police and fire protection. As discussed in Section XIV, Population and 
Housing, no residential uses are proposed as part of the project. Therefore, no population increase 
would occur, and there would be no increased demand for park or school facilities as a result of project 
implementation. 

The proposal for Sites 2 and 3 does not involve development and no public service impacts would occur. 

The proposed future drive-through restaurant on Site 1 would require emergency service protections 
and would be within the service areas covered by the Reedley Police Department (RPD), Reedley City 
Fire Department (RCFD). However, implementation of the drive-through would not result in a substantial 
increase demand in services from the RPD and RCFD, nor would new or replacement facilities need to 
be constructed as a result of the drive-through’s implementation. Therefore, no new or substantially 
increased impacts related to public services would occur beyond those identified in the 2030 General 
Plan EIR. 

Therefore, no project-specific mitigation for public service impacts is required 
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XVI. RECREATION: 

a) Would the project 
increase the use of existing 
neighborhood and regional 
parks or other recreational 
facilities such that 
substantial physical 
deterioration of the facility 
would occur or be 
accelerated? 

Impact PS-4 No No No N/A 

b) Does the project include 
recreational facilities or 
require the construction or 
expansion of recreational 
facilities which might have 
an adverse physical effect 
on the environment? 

Impact PS-4 No No No N/A 

Impact 

As discussed in Section XIV, Population and Housing, the project would not include the construction of 
new residential uses. Additionally, the total development potential of all three sites would remain the 
same because the existing development potential for Site 1 is being transferred to Site 3; therefore, 
there would be no increase in potential residential development as a result of this project. No population 
increase would occur, and no subsequent increased demand for recreational facilities would result. 
Additionally, the proposed project sites are not currently developed with recreational facilities. 
Therefore, no new or substantially increased impacts to recreational facilities would occur beyond those 
identified in the 2030 General Plan EIR. 

Therefore, no project-specific mitigation for recreation impacts is required.  
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XVII. TRANSPORTATION: Would the project: 

a) Conflict with a program, 
plan, ordinance or policy 
addressing the circulation 
system, including transit, 
roadway, bicycle and 
pedestrian facilities? 

Impact T-1 to 
Impact T-5 

No No No N/A 

b) Would the project conflict 
or be inconsistent with 
CEQA Guidelines section 
15064.3, subdivision (b)? 

Section 2.12 
Traffic and 
Transportatio
n 

No No No N/A 

c) Substantially increase 
hazards due to a geometric 
design feature (e.g., sharp 
curves or dangerous 
intersections) or 
incompatible uses (e.g., farm 
equipment)? 

Impact T-2, 
Impact T-3 

No No No N/A 

d) Result in inadequate 
emergency access? 

Impact T-4 No No No N/A 

Setting 

Reedley’s surface transportation system is composed of numerous city streets, which, in some cases, 
connect to county roads on the periphery of the City. Other system modalities include public transit 
systems, fixed route transit services, paratransit services, general aviation, and freight rail services. 
Where service is available, public transportation is utilized primarily by a transit-dependent population, 
i.e., the elderly, students, low-income residents, and the physically handicapped. These segments of 
the population generally have limited access to automobiles. Implementation of the 2030 General Plan 
Circulation Element would improve the existing regional transportation and circulation system (City of 
Reedley 2014a). 

The City requires Traffic Impact Studies for projects which may cause an adverse effect based upon 
the number of vehicle trips generated by the project, location of the project relative to the existing 
circulation system, and actual or assumed level-of-service of surrounding streets or intersection. The 
2030 General Plan policy is stated below:  

CIR 3.2.28 Development resulting in any of the following shall be required, as part of the special 
permit approval process, to have a licensed engineer complete a traffic impacts study. 
The scope of that study shall be determined by the City Engineer and paid for by the 
developer. 
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(a) 500 vehicle trips per day; or 

(b) 250 a.m. or p.m. peak hour trips; or 

(c) 25 Percent increase to existing traffic conditions from the development project. 

Impact 

Access to and from the project sites would be provided by existing roads. Site 1 includes existing access 
via Manning Avenue to the north, North Sunset Avenue to the east, and East Linden Avenue to the 
south. Site 2 includes existing access via Manning Avenue to the north and North Sunset Avenue to 
the west. Site 3 includes existing access via a pedestrian-only path to the north and North Sunset 
Avenue to the west. Additional access points could be required to be designed for large trucks and/or 
emergency vehicles to be able to maneuver onto the project site and the site is designed to provide 
adequate turnaround space for large vehicles. No hazardous designs are proposed as part of the project 
that would prevent emergency vehicles from accessing the project sites. The proposed future drive-
through on Site 1 of the project would be reviewed by the City of Reedley and the City of Reedley Fire 
Department to ensure ingress/egress is adequate and maintained for emergency response vehicles as 
required by City standards. Therefore, there would be less than significant impacts related to 
incompatible design, use, or emergency access.  

The 2030 General Plan EIR assumed development would occur on the project sites, therefore, even 
with approval of the GPA and zoning changes, the project would remain consistent with the 
development intensity assumptions for the site. Construction of the envisioned future drive-through 
restaurant on Site 1 would generate temporary traffic for deliveries of equipment and materials to the 
project site and construction worker traffic. However, construction traffic would be temporary, and the 
movement of construction equipment would be limited to the project site during the construction period. 
Therefore, construction traffic would not substantially interfere with the City’s circulation system and no 
significant impacts would occur.  

Patrons of drive-through facilities are typically people who live in the area of the drive-through or who 
drive by the area regularly. Therefore, these patrons would not contribute to an increase in VMT. It is 
possible that the drive-through may slightly reduce VMT in the City due to offering another drive-through 
restaurant option that may be closer to some neighborhoods than others, thereby allowing customers 
to not drive as far to visit such an establishment. As such, the project would not significantly increase 
VMT in the surrounding area.  

The applicant would be required to pay the City of Reedley’s Transportation Impact Fee to contribute 
to citywide transportation improvements. The envisioned drive-through on Site 1 would not result in 
substantial adverse impacts to the existing circulation system or conflict with adopted policies, plans, or 
programs intended to facilitate the adequate operation of the City’s circulation system. Project 
conditions of approval and applying fair share development impact fees would serve to reduce any 
transportation related impacts directly caused by the project.  

No new or substantially increased traffic impacts would occur beyond those identified in the 2030 
General Plan EIR. 

Therefore, no project-specific mitigation for transportation impacts is required. 
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XVIII. TRIBAL CULTURAL RESOURCES: Would the project cause a substantial adverse change in the 
significance of a tribal cultural resource, defined in Public Resources Code section 21074 as either a site, 
feature, place, cultural landscape that is geographically defined in terms of the size and scope of the landscape, 
sacred place, or object with cultural value to a California Native American tribe, and that is: 

a) Listed or eligible for listing 
in the California Register of 
Historical Resources, or in a 
local register of historical 
resources as defined in 
Public Resources Code 
section 5020.1(k), or 

N/A; New 
CEQA 
checklist item 
added 
subsequent 
to 2030 
General Plan 
EIR 

No No No N/A 

b) A resource determined by 
the lead agency, in its 
discretion and supported by 
substantial evidence, to be 
significant pursuant to 
criteria set forth in 
subdivision (c) of Public 
Resources Code Section 
5024.1. In applying the 
criteria set forth in 
subdivision (c) of Public 
Resource Code Section 
5024.1, the lead agency 
shall consider the 
significance of the resource 
to a California Native 
American tribe? 

N/A; New 
CEQA 
checklist item 
added 
subsequent 
to 2030 
General Plan 
EIR 

No No No N/A 

Impact 

Conditions related to tribal cultural resources on and around the project sites have not changed since 
adoption of the 2030 General Plan EIR, and the proposed project would not designate any new areas 
for construction or development that were not contemplated and analyzed for development in the 2030 
General Plan EIR. The project sites are not eligible or listed in the California Register of Historical 
Resources, nor are they within the vicinity of such resources; therefore, no impacts would occur.  

A Senate Bill (SB) 18 and Assembly Bill (AB) 52 tribal consultation was conducted as part of the City’s 
2030 General Plan EIR process, and the tribal representatives did not offer any comments or concerns 
regarding the 2030 General Plan. The project sites are within the General Plan Study area, and the 
2030 General Plan EIR concluded that the potential for previously undiscovered tribal cultural resources 
to be found during construction projects cannot be ruled out. However, pursuant to Public Resources 
Code (PRC) Section 5097, and Section 7050.5 of California’s Health and Safety Code, any resource 
discoveries would require the cessation of construction activity and notification of the Native American 
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Heritage Commission (NAHC) prior to construction resuming, which would reduce potential impacts to 
tribal cultural resources to a less than significant level.  

The project sites have been historically disturbed for urban development and agriculture, thereby 
reducing the potential for previously undiscovered human remains to occur on the project sites. The 
project does not propose any land use or zoning changes that would result in additional site disturbance 
beyond what was evaluated for General Plan buildout in the 2030 General Plan EIR, and development 
of the drive-through on Site 3 would require compliance with PRC Section 5097 and Section 7050.5 of 
the California Health and Safety Code. As such, the project would not cause a substantial adverse 
change in the significance of a tribal cultural resource.  

No new or substantially increased impacts to tribal cultural resources would occur beyond those 
identified in the 2030 General Plan EIR. 

Therefore, no project-specific mitigation for tribal cultural resources is required.  
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XIX. UTILITIES AND SERVICE SYSTEMS: Would the project: 

a) Require or result in the 
relocation or construction of 
new or expanded water, 
wastewater treatment or 
storm water drainage, 
electric power, natural gas, 
or telecommunications 
facilities, the construction or 
relocation of which could 
cause significant 
environmental effects? 

Impact UTIL-
1 and Impact 
UTIL-2 

No No No N/A 

b) Have sufficient water 
supplies available to serve 
the project and reasonably 
foreseeable future 
development during normal, 
dry and multiple dry years? 

Impact UTIL-
3 

No No No N/A 

c) Result in a determination 
by the wastewater treatment 
provider which serves or 
may serve the project that it 
has adequate capacity to 
serve the project’s projected 
demand in addition to the 
provider’s existing 
commitments? 

Impact UTIL-
4 

No No No N/A 

d) Generate solid waste in 
excess of State or local 
standards, or in excess of 
the capacity of local 
infrastructure, or otherwise 
impair the attainment of solid 
waste reduction goals? 

Impact UTIL-
4 

No No No N/A 

e) Comply with federal, 
state, and local management 
and reduction statutes and 
regulations related to solid 
waste? 

Impact UTIL-
4 

No No No N/A 

Impact 

The proposal for Sites 2 and 3 does not involve development and no impacts related to Utilities and 
Service Systems would occur, therefore these sites will not be discussed further in this section. 
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The City currently operates its own wastewater treatment plant (WWTP) located at 1701 West 
Huntsman Avenue in Reedley, California. The WWTP Phase 1 project was completed which expanded 
the plant’s capacity to five million gallons per day (mgd) and constructed new percolation ponds (City 
of Reedley 2017b). The WWTP has also been designed to accommodate future expansion to a total 
capacity of seven mgd (City of Reedley 2006). At total plant build-out, the WWTP could accommodate 
anticipated growth for the next 20 years. The WWTP is currently operating at approximately 2.3 mgd 
(City of Reedley 2018b) and per discussions with City staff, the WWTP is currently operating with 50 
percent available capacity. According to the City of Reedley Wastewater Treatment Plant Master Plan, 
new percolation ponds (approximately 20 acres total) will be constructed within the WWTP boundary 
and will enable the plant to continue to provide 100 percent effluent reclamation via percolation (City of 
Reedley 2006). The proposed future drive-through on Site 1 would produce a negligible increase in 
wastewater production, well within the treatment capacity at the WWTP. Therefore, the drive-through 
would not result in an exceedance of wastewater treatment requirements or necessitate the construction 
of new wastewater treatment facilities, and impacts would be less than significant. 

The proposed future drive-through on Site 1 would utilize existing street connections to the City water, 
wastewater, electrical, natural gas, and storm drainage systems. The increment of additional service 
demand would be minimal and well within the available capacities of each of the public utility systems, 
therefore impacts would be less than significant. 

As discussed under Section X, Hydrology and Water Quality, the 2030 General Plan contains goals and 
policies to reduce water demand and increase water use efficiency, with which the future drive-through 
on Site 1 would comply. Furthermore, the 2015 Urban Water Management Plan (UWMP) identifies 
adequate water supplies for the Site 1 service area, through the planning horizon of the 2030 General 
Plan. Therefore, impacts would be less than significant. 

As discussed in Section X, Hydrology and Water Quality, the future drive-through facility would be 
required to be in compliance with Section 8-5-10-1 of the Municipal Code, which outlines minimum 
performance requirements to limit the square-footage of impervious surfaces within the city stormwater 
service area, as well as to reduce stormwater. With compliance, the drive-through would not result in 
impacts related to stormwater drainage.  

As discussed in Section X, Hydrology and Water Quality, the City has created and implemented an 
impact fee program, which would apply to the future drive-through restaurant, to reduce potential 
impacts to the City’s stormwater infrastructure, which would be consistent with the 2030 General Plan 
Policy CIR 3.10.17, and would be consistent with the Storm Drain Master Plan.  

Implementation of the future drive-through on Site 1 would generate construction waste upon 
development. The closest active and permitted landfill, the City of Clovis Landfill, is located 
approximately 27 miles northwest of project Site 1, has an active operational status with 2,000 tons per 
day of allowable throughput, and a remaining capacity of 7.7 million cubic yards (CalRecycle 2019b). 
However, the drive-through restaurant is not anticipated to contribute to an exceedance of the receiving 
facility’s allowable daily capacity, and impacts would be less than significant. 

No new or substantially increased impacts related to utility and service systems would occur beyond 
those identified in the 2030 General Plan EIR.  

Therefore, no project-specific mitigation for utilities and service system impacts is required.  
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ENVIRONMENTAL ISSUE 
AREA 

Where Impact 
Was 

Analyzed in 
the 2030 

General Plan 
EIR 

Do Proposed 
Changes 

Involve New 
or 

Substantially 
More Severe 
Significant 
Impacts? 

Do Any New 
Circumstances 
Involve New or 
Substantially 
More Severe 
Significant 
Impacts? 

Any 
Substantially 

Important 
New 

Information 
Requiring 

New Analysis 
or 

Verification? 

Do 2030 
General Plan 
EIR Mitigation 

Measures 
Address/ 

Resolve New 
or More 
Severe 
Project 

Impacts? 

XX. WILDFIRE: If located in or near state responsibility areas or lands classified as very high fire hazard 
severity zones, would the project: 

a) Substantially impair an 
adopted emergency 
response plan or emergency 
evacuation plan? 

Impact HAZ-4 No No No N/A 

b) Due to slope, prevailing 
winds, and other factors, 
exacerbate wildfire risk, and 
thereby expose project 
occupants to, pollutant 
concentrations from a 
wildfire or the uncontrolled 
spread of a wildfire? 

N/A; New 
CEQA 
checklist item 
added 
subsequent 
to 2030 
General Plan 
EIR 

No No No N/A 

c) Require the installation or 
maintenance of associated 
infrastructure (such as 
roads, fuel breaks, 
emergency water source, 
power lines or other utilities) 
that may exacerbate fire risk 
or that may result in 
temporary or ongoing 
impacts to the environment? 

N/A; New 
CEQA 
checklist item 
added 
subsequent 
to 2030 
General Plan 
EIR 

No No No N/A 

d) Expose people or 
structures to significant risks, 
including downslope or 
downstream flooding or 
landslides, as a result of 
runoff, post-fire slope 
instability, or drainage 
changes? 

N/A; New 
CEQA 
checklist item 
added 
subsequent 
to 2030 
General Plan 
EIR 

No No No N/A 

Impact 

The Wildfire issue area was added to the CEQA checklist subsequent to the 2030 General Plan EIR, 
however impacts related to wildfire were evaluated in the 2030 General Plan EIR as part of its evaluation 
of hazards and hazardous materials. The City’s Emergency Operations Plan was developed to protect 
and preserve life, property and the environment in the city. Development of the project sites would 
introduce new residential and commercial uses on the site but would not differ from the types of 
emergency situations that may potentially arise compared to the surrounding uses. As discussed in 
Section IX, Hazards and Hazardous Materials, and Section XVII, Transportation, the project would not 
impair implementation of or physically interfere with an adopted emergency response plan or 
emergency evacuation plan; therefore, impacts would be less than significant.  
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The project sites are designated Local Responsibility Areas for fire protection responsibility and are not 
located in a designated very high fire hazard severity zone (VHFHSZ) (Calfire 2021). There are no 
wildland areas near the project site, as urban area surrounds the site and surrounding non-urban areas 
are developed with light industrial and agricultural operations. Therefore, the project would not expose 
people or structures to a significant risk of loss, injury or death involving wildland fires, and would not 
result in impacts.  

The project would not expose people or structures to significant wildland fire risks, including downslope 
or downstream flooding or landslides, as a result of runoff, post-fire slope instability, or drainage 
changes. Therefore, no impacts would occur. 

No new or substantially increased wildfire related hazards would occur beyond those identified in the 
2030 General Plan EIR.   

Therefore, no project-specific mitigation for wildfire impacts is required. 
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Severe 
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Impacts? 

XVIII. MANDATORY FINDINGS OF SIGNIFICANCE: 

a) Does the project have the 
potential to substantially 
degrade the quality of the 
environment, substantially 
reduce the habitat of a fish 
or wildlife species, cause a 
fish or wildlife population to 
drop below self-sustaining 
levels, threaten to eliminate 
a plant or animal community, 
substantially reduce the 
number or restrict the range 
of a rare or endangered 
plant or animal or eliminate 
important examples of the 
major periods of California 
history or prehistory? 

Impact BIO-1 
through 
Impact BIO-4, 
Impact CR-1, 
Impact CR-2 

No No No N/A 

b) Does the project have 
impacts that are individually 
limited, but cumulatively 
considerable? (“Cumulatively 
considerable” means that 
the incremental effects of a 
project are considerable 
when viewed in connection 
with the effects of past 
projects, the effects of other 
current projects, and the 
effects of probable future 
projects)? 

Section 3.0 
Cumulative 
Impacts 

No No No N/A 

c) Does the project have 
environmental effects which 
will cause substantial 
adverse effects on human 
beings, either directly or 
indirectly? 

Sections 2.1 
through 2.14, 
Section 5.0 

No No No N/A 

a) The project does not have the potential to substantially degrade the quality of the environment. 
Compliance with all the applicable 2030 General Plan EIR Mitigation Measures and Standard 
Conditions of Approval identified in Appendix A would ensure that project implementation would not 
substantially reduce the habitat of a fish or wildlife species, cause a fish or wildlife population to drop 
below self-sustaining levels, threaten to eliminate a plant or animal community, or reduce the number 
or restrict the range of a rare or endangered plant or animal. Implementation of the project would not 
eliminate important examples of the major periods of California history or pre-history. Therefore, no new 
or substantially increased impacts would occur beyond those identified in the 2030 General Plan EIR.  
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b) The potential for adverse cumulative effects were considered in the response to each question in 
Sections I through XVII of this Addendum. In addition to project specific impacts, this evaluation 
considered the project’s potential for incremental effects that are cumulatively considerable within the 
Air Quality and Greenhouse Gas emissions section of this Addendum. As a result of this evaluation, 
there is no substantial evidence that, after mitigation, there are cumulative effects associated with this 
project. No new or substantially increased cumulative development impacts would occur beyond those 
identified in the 2030 General Plan EIR.   

c) In the evaluation of environmental impacts in this Addendum, the potential for adverse direct or 
indirect impacts to human beings were considered in the response to certain questions in Sections III. 
Air Quality, VII. Geology and Soils, IX. Hazards and Hazardous Materials, X. Hydrology and Water 
Quality, XI. Land Use and Planning, XIII. Noise, XIV. Population and Housing, XV. Public Services, 
XVII. Transportation, and XIX. Utilities and Service Systems. As a result of this evaluation, there is no 
substantial evidence that there are adverse effects to human beings associated with this project that 
cannot be mitigated to less than significant levels by mitigation established in the 2030 General Plan 
EIR. Therefore, the project has been determined not to cause substantial adverse effects on human 
beings, either directly or indirectly.  

In summary, given the preceding analysis, mitigation from the 2030 General Plan EIR (SCH No. 
2010031106) and Standard Conditions of Approval (Appendix A), it may be concluded that the project: 

 Would not have environmental impacts which will cause substantial adverse effects on human 
beings, either directly or indirectly.  

 Would not have the potential to degrade the quality of the environment, substantially reduce the 
habitat of a fish/wildlife or native plant species (or cause their population to drop below self-
sustaining levels), does not threaten to eliminate a native plant or animal community, and does not 
threaten or restrict the range of a rare or endangered plant or animal. 

 Would not eliminate important examples of elements of California history or prehistory. 

 Would not have impacts which would be cumulatively considerable even though individually limited. 

Therefore, there are no mandatory findings of significance and no new or more severe environmental 
impacts beyond those disclosed in the 2030 General Plan EIR that would occur as a result of the project. 
The preparation of a subsequent EIR is not necessary per Section 15162(a) of the CEQA Guidelines. 
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Attachments, Exhibits, and References 

Appendices 

A Mitigation from the 2030 General Plan Environmental Impact Report (SCH No. 2010031106) and 
Standard Conditions of Approval 

B Reedley 2030 General Plan, dated February 18, 2014 can be accessed at the following link:  
(http://www.reedley.com/departments/community_development/Major_Projects/) and at the 
Planning Division of the City of Reedley Community Development Department, located at 1733 9th 
Street Reedley, CA 93654 

C Air Pollutant and GHG Emissions Modeling D 
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RESOLUTION NO. 2021-17 
 

A RESOLUTION OF THE CITY OF REEDLEY PLANNING COMMISSION 
RECOMMENDING THAT THE CITY COUNCIL OF THE CITY OF REEDLEY APPROVE 

GENERAL PLAN AMENDMENT APPLICATION NO. 2021-1 

WHEREAS, General Plan Amendment Application No. 2021-1 was submitted and 
pertains to redesignating APNs 363-091-05 (645 E Manning Avenue), 370-091-06 (677 E 
Manning Avenue), 370-093-13 (729 E Manning Avenue) from the High Density Residential 
General Plan Planned Land Use Designation to the Neighborhood Commercial General Plan 
Planned Land Use Designation, and redesignating APNs 370-093-02 (767 East Manning 
Avenue), 370-093-03 (799 East Manning Avenue), and 370-093-04 (799 East Manning 
Avenue) from the High Density Residential General Plan Planned Land Use Designation to 
the Community Commercial General Plan Planned Land Use Designation, and redesignating 
APN 370-131-29 from the Low Density Residential General Plan Planned Land Use 
Designation to the High Density Residential General Plan Planned Land Use Designation; 
and 

WHEREAS, the appropriateness of the proposed project has been examined with 
respect to its consistency with guiding land use principles, goals and policies of the Reedley 
General Plan Update 2030 and regulatory standards set forth in the Reedley Municipal Code 
and its compatibility with surrounding existing or proposed uses; and 

WHEREAS, Pursuant to Government Code Section 65863 (No Net Loss Law), a 
jurisdiction must maintain an adequate site inventory to accommodate its remaining unmet 
Regional Housing Needs Allocation (RHNA) by each income category at all times throughout 
the entire planning period; and 

WHEREAS, According to the 2015-2023 Fresno County Multi-Jurisdictional Housing 
Element, Reedley has surplus capacity for all income levels and a total surplus of 1,510 units; 
and 

WHEREAS, because the City of Reedley is considering removing the High Density 
Residential Designation of APNs 363-091-05 and 363-091-06 totaling approximately 1 acre in 
size, the City has identified an additional site that can accommodate the residential 
designation that is to be removed; and 

WHEREAS, a parcel approximately 2.65 acres in size (APN 370-131-29) is proposed 
to be redesignated to High Density Residential and is deemed adequate to accommodate for 
the City of Reedley’s RHNA pursuant to the requirements of Government Code section 
65583.2; and 

WHEREAS, no net loss of housing would occur as a result of this project; and 

WHEREAS, General Plan Amendment Application No. 2021-1 was evaluated and 
processed in accordance with provisions of the California Environmental Quality Act; and 

WHEREAS, an Addendum to the City of Reedley certified Program Environmental 
Impact Report (SCH No. 2010031106), prepared for the Reedley General Plan Update 2030 
(Environmental Assessment No. 2021-9, dated December 16, 2021) has been prepared to 
assess the environmental effects of General Plan Amendment Application No. 2021-1 and 
Change of Zone Application No. 2021-1 in accordance with the relevant provisions of CEQA 
and the State CEQA Guidelines as implemented by the City of Reedley; and 
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WHEREAS, According to Section 15164(a) of the State CEQA Guidelines, “The lead 
agency or responsible agency shall prepare an addendum to a previously certified EIR if 
some changes or additions are necessary but none of the conditions described in Section 
15162 calling for preparation of a subsequent EIR have occurred.”; and 

WHEREAS, the changes that are being proposed with General Plan Amendment 
Application No. 2021-1 and Change of Zone Application No. 2021-1 (Ordinance No. 2021-
005) are minor in the sense that they would not create potentially significant environmental 
impacts in addition to those already identified in the City of Reedley General Plan Update 
2030 EIR; and 

WHEREAS, the project would also not substantially increase the magnitude or severity 
of impacts that were previously identified; and 

WHEREAS, pursuant to Sections 65090 and 65091 (Planning and Zoning Law) of the 
Government Code and the procedures of Title 10 of the Reedley Municipal Code, a Notice of 
Public Hearing was published in a newspaper of general circulation on December 2, 2021, 
and was mailed to surrounding property owners on December 3, 2021; and  

WHEREAS,  the City of Reedley Planning Commission, at a Regular Meeting on 
December 16, 2021, held a public hearing to review the environmental assessment and 
general plan amendment application; and 

WHEREAS, the Planning Commission received public testimony, oral and written staff 
report, and independently deliberated.  

NOW, THEREFORE, BE IT RESOLVED that the City of Reedley Planning 
Commission using their independent judgment hereby recommends that the City Council of 
the City of Reedley approve General Plan Amendment Application No. 2021-1 based on the 
following: 

1. The above recitals are true and correct; and 

2. The City of Reedley Community Development Department has determined that 
Environmental Assessment No. 2021-9, an Addendum to the City of Reedley 
certified Program Environmental Impact Report, prepared for the Reedley General 
Plan Update 2030, is appropriate for the project; and 

3. The Planning Commission finds that General Plan Amendment Application No. 
2021-1 is consistent with the guiding land use principles, goals and policies of the 
Reedley General Plan Update 2030 and regulatory standards set forth in the 
Reedley Municipal Code and its compatibility with surrounding existing or proposed 
uses; and 

4. The Planning Commission finds that General Plan Amendment Application No. 
2021-1 is appropriate for the subject property; and 

5. The Planning Commission recommends that the City Council approve General 
Plan Amendment Application No. 2021-1; and 

6. The Planning Commission hereby recommends that the City Council of the City of 
Reedley adopt the following Conditions of Approval that shall apply to General Plan 
Amendment Application No. 2021-1: 
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a. Development of APNs 363-091-05, 370-091-06, 370-093-13, 370-093-02, 370-
093-03, 370-093-04, and 370-131-29 shall take place in accordance with all 
city, county, state and federal laws and regulations. 

b. If archaeological and/or animal fossil material is encountered during project 
surveying, grading, excavating, or construction, work shall stop immediately.  If 
there are suspected human remains, the Fresno County Coroner Division shall 
be immediately contacted at (559) 600-3400.  If remains or other archaeological 
material is possibly Native American in origin, the Native American Heritage 
Commission (phone number (916) 653-4082) shall be immediately contacted, 
and the California Archaeological Inventory/Southern San Joaquin Valley 
Information Center (phone number (805) 644-2289) shall be contacted to obtain 
a referral list of recognized archaeologists. 

If animal fossils are uncovered, the Museum of Paleontology at the University of 
California, Berkeley shall be contacted to obtain a referral list of recognized 
paleontologists. An assessment shall be conducted by a paleontologist; if the 
paleontologist determines the material to be significant, a recommendation shall 
be made to the City as to any further site investigation or preservation 
measures. 

c. Developer shall coordinate with Alta Irrigation District (AID) prior to the 
development of APN 370-131-29 in accordance with the Comment Letter from 
AID dated August 31, 2021. 

7. This resolution is effective immediately upon adoption. 

This foregoing resolution is hereby approved and adopted at a regular meeting of the 
Reedley Planning Commission, in the City of Reedley, held on the 16th day of December, 
2021, by the following vote: 

  
AYES:   

NOES:   

ABSTAIN:  

ABSENT:   

 

_______________________________ 
Ron Hudson, Chair 
City of Reedley Planning Commission  

ATTEST: 
 
 
__________________________________ 
Rob Terry, Secretary 
 
Attachments: 
Exhibit A: Map of affected parcels related to General Plan Amendment Application No. 

2021-1 (APNs 363-091-05, 370-091-06, 370-093-13, 370-093-02, 370-093-
03, and 370-093-04) 

Exhibit B: Map of affected parcel related to General Plan Amendment Application No. 
2021-1 (APN 370-131-29) 

Attachment 1:  Comment Letter from Alta Irrigation District (AID) dated July 23, 2021 
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August 31, 2021 

 

Via E-mail Only (ellen.moore@reedley.ca.gov)  

 

 

Ellen Moore, Associate Planner 

City of Reedley – Community Dev. Department 

1733 Ninth Street 

Reedley, CA 93654 

 

 

Subject:  General Plan Amendment App. No. 2021-1 and Change of Zone Application NO. 

2021-1:  Site 3, APN 370-131-29 

 

 

Dear Ms. Moore: 

 

This letter is in response to a notice from City of Reedley, Community Development Department, for 

the proposed General Plan Amendment App. No. 2021-1 and Change of Zone Application NO. 2021-

1: Site 3, APN 370-131-29, received August 23, 2021, requesting comments on the Change of Zone 

No. 2021-3, generally located 385 feet north of the NE corner of E. Springfield Ave and N. Sunset 

Ave (Project). 

 

Alta Irrigation District (“District”) does have existing infrastructure (Curtis Pipeline) running 

generally in a west-east alignment on the northside of APN 370-131-29. Since the Project is in its 

preliminary stages of development, the District reserves the right to comment on potential impact(s) 

to its facilities and other mitigation requirements until such time plans and specifications are 

provided for the Project. However, here is a summary of other key actions the applicant must take as 

part of the District’s policies: i) execute an Encroachment Agreement, ii) execute a Pipeline 

Development Agreement, iii) possibility of pipeline replacement prior to occupancy of any buildings, 

iv) pay Encroachment Fees and other Project-related costs, etc. The District encourages the 

Developer to meet with the District during the early planning stages to discuss these items. 

 

Should you have any questions about this letter please contact me at (559) 591-0800. 

 

Sincerely, 

 

Alta Irrigation District 

 

___________________ 

Luis M. Rios, 

Resource Analyst I  
 
 
c: File 

Board of Directors 
Jack Brandt 

President 

Dan Astiasuain 
Domenic Fino 
Jerry Halford 

John Kalendar 
Tom Marshall 

Larry Tout 
 

Administration 
Chad B. Wegley 
General Manager/ 

Secretary 

Marc A. Limas 
Operations 

Manager/Treasurer 

II 
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RESOLUTION NO. 2021-18 
 

A RESOLUTION OF THE CITY OF REEDLEY PLANNING COMMISSION 
RECOMMENDING TO THE CITY COUNCIL APPROVAL OF CHANGE OF ZONE 

APPLICATION NO. 2021-1 (ORDINANCE NO. 2021-005) 
 

WHEREAS, Change of Zone Application No. 2021-1 (Ordinance No. 2021-005) was 
submitted and pertains to redesignating APNs (370-091-05, 370-091-06 & 370-093-13) from 
the RM-2 (Multi-Family Residential) zone district designation to the CN (Neighborhood 
Commercial) zone district designation; and 

WHEREAS, the proposed CN (Neighborhood Commercial) zone district designation is 
consistent with the Neighborhood Commercial General Plan Planned Land Use Designation 
on all three properties (see related General Plan Amendment Application No. 2021-1); and 

WHEREAS, the change of zone application is consistent with the overall guiding land 
use principles described in the General Plan Update 2030, Land Use Element; and  

WHEREAS, specific Land Use Element goals and policies, which when applied, would 
further support the zone district reclassification; and 

WHEREAS, the Community Development Department staff consulted with responsible 
and trustee agencies (City Departments and external agencies) regarding the change of zone, 
then conducted an environmental analysis; and  

WHEREAS, the appropriateness of the proposed project has been examined with 
respect to its compatibility with surrounding existing or proposed uses; and 

WHEREAS, General Plan Amendment Application No. 2021-1 and Change of Zone 
Application No. 2021-1 (Ordinance No. 2021-005) were evaluated and processed in 
accordance with provisions of the California Environmental Quality Act; and 

WHEREAS, an Addendum to the City of Reedley certified Program Environmental 
Impact Report (SCH No. 2010031106), prepared for the Reedley General Plan Update 2030 
(Environmental Assessment No. 2021-9, dated December 16, 2021) has been prepared to 
assess the environmental effects of General Plan Amendment Application No. 2021-1 and 
Change of Zone Application No. 2021-1 (Ordinance No. 2021-005) in accordance with the 
relevant provisions of CEQA and the State CEQA Guidelines as implemented by the City of 
Reedley; and 

WHEREAS, According to Section 15164(a) of the State CEQA Guidelines, “The lead 
agency or responsible agency shall prepare an addendum to a previously certified EIR if some 
changes or additions are necessary but none of the conditions described in Section 15162 
calling for preparation of a subsequent EIR have occurred.”; and 

WHEREAS, the changes that are being proposed with General Plan Amendment 
Application No. 2021-1 and Change of Zone Application No. 2021-1 (Ordinance No. 2021-005) 
are minor in the sense that they would not create potentially significant environmental impacts 
in addition to those already identified in the City of Reedley General Plan Update 2030 EIR; 
and 
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WHEREAS, the project would also not substantially increase the magnitude or severity 
of impacts that were previously identified; and 

WHEREAS, this Addendum does not require public circulation because it does not 
provide significant new information that changes the City’s General Plan Update 2030 EIR in a 
way that deprives the public of a meaningful opportunity to comment upon a substantial 
adverse environmental effect of the Project or a feasible way to mitigate or avoid such an effect; 
and 

 WHEREAS,  the City of Reedley Planning Commission, at the regular meeting 
on September 16, 2021, held a public hearing to review the change of zone and environmental 
assessment; and 

 WHEREAS, the Planning Commission received public testimony, oral and written 
staff report, and deliberated. 

NOW, THEREFORE, BE IT RESOLVED that the City of Reedley Planning Commission 
using their independent judgment hereby recommends that the City Council of the City of 
Reedley approve Change of Zone Application No. 2021-1 (Ordinance No. 2021-005) based on 
the following: 

1. The above recitals are true and correct; and 

2. The City of Reedley Community Development Department has determined that 
Environmental Assessment No. 2021-9, an Addendum to the City of Reedley certified 
Program Environmental Impact Report, prepared for the Reedley General Plan Update 
2030, is appropriate for the project; and 

3. The Planning Commission finds that the proposed Change of Zone Application is 
consistent with the subject property’s 2030 General Plan Neighborhood Commercial 
Planned Land Use Designation; and 

4. The Planning Commission finds that Change of Zone Application No. 2021-1 (Ordinance 
No. 2021-005) is appropriate for the subject property; and 

5. The Planning Commission hereby recommends that the City Council of the City of 
Reedley approve of Change of Zone Application No. 2021-1 through Ordinance No. 
2021-005; and 

6. The Planning Commission hereby recommends that the City Council of the City of 
Reedley adopt the following Conditions of Approval that shall apply to Change of Zone 
Application No. 2021-1(Ordinance No. 2021-005): 

a. Approval of Change of Zone Application No. 2021-1 and adoption of Ordinance 
No. 2021-005 is contingent upon final approval of General Plan Amendment 
Application No. 2021-1. 

b. Development of APNs 370-091-05, 370-091-06 & 370-093-13 shall take place 
in accordance with all city, county, state and federal laws and regulations. 

c. If archaeological and/or animal fossil material is encountered during project 
surveying, grading, excavating, or construction, work shall stop immediately.  If 
there are suspected human remains, the Fresno County Coroner Division shall 
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be immediately contacted at (559) 600-3400.  If remains or other archaeological 
material is possibly Native American in origin, the Native American Heritage 
Commission (phone number (916) 653-4082) shall be immediately contacted, 
and the California Archaeological Inventory/Southern San Joaquin Valley 
Information Center (phone number (805) 644-2289) shall be contacted to obtain 
a referral list of recognized archaeologists. 

If animal fossils are uncovered, the Museum of Paleontology at the University of 
California, Berkeley shall be contacted to obtain a referral list of recognized 
paleontologists. An assessment shall be conducted by a paleontologist; if the 
paleontologist determines the material to be significant, a recommendation shall 
be made to the City as to any further site investigation or preservation 
measures. 

d. A noise study shall be prepared prior to the issuance of building or grading 
permits for the proposed development on APNs 370-091-05 and 370-091-06 to 
ensure that noise sources emitted would not exceed threshold levels 
established in the 2030 General Plan EIR. 

7. This resolution is effective upon adoption. 

This foregoing resolution is hereby approved and adopted at a regular meeting of the Reedley 
Planning Commission, in the City of Reedley, held on the 16th day of September, 2021, by the 
following vote: 

  

AYES:   

NOES:   

ABSTAIN:  

ABSENT:  

_______________________________ 
Ron Hudson, Chair 
City of Reedley Planning Commission  

ATTEST: 

 

 

__________________________________ 
Rob Terry, Secretary 
 
 
 
Attachment: 
Exhibit A:  Map of affected parcels related to Change of Zone Application No. 2021-

1 (APNs 370-091-05, 370-091-06 & 370-090-13) 
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2.1 Overall Construction

Unmitigated Construction

ROG NOx CO SO2 Fugitive 

PM10

Exhaust 

PM10

PM10 Total Fugitive 

PM2.5

Exhaust 

PM2.5

tblLandUse LotAcreage 0.07 1.10

2.0 Emissions Summary

Table Name Column Name Default Value New Value

0.004

1.3 User Entered Comments & Non-Default Data

Land Use - Drive through restaurant

CO2 Intensity 

(lb/MWhr)

203.98 CH4 Intensity 

(lb/MWhr)

0.033 N2O Intensity 

(lb/MWhr)

Climate Zone 3 Operational Year 2023

Utility Company Pacific Gas and Electric Company

0

1.2 Other Project Characteristics

Urbanization Urban Wind Speed (m/s) 2.7 Precipitation Freq (Days) 51

Fast Food Restaurant with Drive Thru 3.00 1000sqft 1.10 3,000.00

Reedley GPA 2021-01 and Rezone 2021-01

San Joaquin County, Annual

1.0 Project Characteristics

1.1 Land Usage

Land Uses Size Metric Lot Acreage Floor Surface Area Population
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Reedley GPA 2021-01 and Rezone 2021-01 - San Joaquin County, Annual

EMFAC Off-Model Adjustment Factors for Gasoline Light Duty Vehicle to Account for the SAFE Vehicle Rule Applied

2.2 Overall Operational

Highest 0.4601 0.4601

3 7-3-2022 9-30-2022 0.4551 0.4551

2 4-3-2022 7-2-2022 0.4601 0.4601

1 1-3-2022 4-2-2022 0.3357 0.3357

0.00 0.00 0.00

Quarter Start Date End Date Maximum Unmitigated ROG + NOX (tons/quarter) Maximum Mitigated ROG + NOX (tons/quarter)

N20 CO2e

Percent 

Reduction

0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00

PM2.5 

Total

Bio- CO2 NBio-CO2 Total CO2 CH4Fugitive 

PM10

Exhaust 

PM10

PM10 Total Fugitive 

PM2.5

Exhaust 

PM2.5

ROG NOx CO SO2

195.1265 195.1265 0.0353 4.0000e-

005

196.0197

0.0353 4.0000e-

005

196.0197

Maximum 0.1952 1.3402 1.3561 2.3600e-003 0.0220 0.0632 0.0851 0.0103 0.0608 0.0711 0.0000

0.0608 0.0711 0.0000 195.1265 195.12652.3600e-003 0.0220 0.0632 0.0851 0.01032022 0.1952 1.3402 1.3561

N2O CO2e

Year tons/yr MT/yr

PM2.5 Total Bio- CO2 NBio- CO2 Total CO2 CH4

Mitigated Construction

ROG NOx CO SO2 Fugitive 

PM10

Exhaust 

PM10

PM10 Total Fugitive 

PM2.5

Exhaust 

PM2.5

195.1268 195.1268 0.0353 4.0000e-

005

196.0199

0.0353 4.0000e-

005

196.0199

Maximum 0.1952 1.3402 1.3561 2.3600e-003 0.0220 0.0632 0.0851 0.0103 0.0608 0.0711 0.0000

0.0608 0.0711 0.0000 195.1268 195.12682.3600e-003 0.0220 0.0632 0.0851 0.01032022 0.1952 1.3402 1.3561

Year tons/yr MT/yr
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0.0298 7.1000e-004 1.71890.0000 0.0000 0.2889 0.4747 0.76360.0000 0.0000Water

0.0000 7.0154 0.4146 0.0000 17.3803

0.0503 0.0369 531.9035

Waste 0.0000 0.0000 0.0000 0.0000 7.0154

4.7600e-

003

0.1423 0.0000 519.6477 519.64775.5700e-003 0.5141 5.0900e-

003

0.5192 0.1375Mobile 0.5209 0.5490 3.3648

41.4758 41.4758 1.9100e-

003

7.7000e-004 41.7532

0.0000 0.0000 6.0000e-

005

Energy 3.4000e-

003

0.0309 0.0260 1.9000e-004 2.3500e-

003

2.3500e-003 2.3500e-

003

2.3500e-003 0.0000

0.0000 0.0000 0.0000 5.0000e-

005

5.0000e-

005

0.0000 0.0000 0.0000Area 0.0138 0.0000 3.0000e-005

N2O CO2e

Category tons/yr MT/yr

PM2.5 Total Bio- CO2 NBio- CO2 Total CO2 CH4

Mitigated Operational

ROG NOx CO SO2 Fugitive 

PM10

Exhaust 

PM10

PM10 Total Fugitive 

PM2.5

Exhaust 

PM2.5

561.5983 568.9025 0.4966 0.0384 592.7559

0.0298 7.1000e-004 1.7189

Total 0.5381 0.5799 3.3908 5.7600e-003 0.5141 7.4400e-

003

0.5216 0.1375 7.1100e-

003

0.1446 7.3043
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003
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003
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003
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005

5.0000e-
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0.0000 0.0000 0.0000Area 0.0138 0.0000 3.0000e-005
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Unmitigated Operational
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0.41

Grading Graders 1 8.00 187 0.41

Site Preparation Graders 1 8.00 187

0.40

Site Preparation Tractors/Loaders/Backhoes 1 8.00 97 0.37

Site Preparation Rubber Tired Dozers 1 7.00 247

Load Factor

Paving Cement and Mortar Mixers 1 6.00 9 0.56

Phase Name Offroad Equipment Type Amount Usage Hours Horse Power

Acres of Grading (Site Preparation Phase): 1.88

Acres of Grading (Grading Phase): 4

Acres of Paving: 0

Residential Indoor: 0; Residential Outdoor: 0; Non-Residential Indoor: 4,500; Non-Residential Outdoor: 1,500; Striped Parking Area: 0 (Architectural 

Coating – sqft)
OffRoad Equipment

5 10

5 Architectural Coating Architectural Coating 11/29/2022 12/12/2022 5 10

4 Paving Paving 11/15/2022 11/28/2022

5 4

3 Building Construction Building Construction 2/8/2022 11/14/2022 5 200

2 Grading Grading 2/2/2022 2/7/2022

Num Days 

Week

Num Days Phase Description

1 Site Preparation Site Preparation 1/29/2022 2/1/2022 5 2

Phase 

Number

Phase Name Phase Type Start Date End Date

0.00 0.00 0.00

3.0 Construction Detail

Construction Phase

N20 CO2e

Percent 

Reduction

0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00

PM2.5 

Total

Bio- CO2 NBio-CO2 Total CO2 CH4Fugitive 

PM10

Exhaust 

PM10

PM10 Total Fugitive 

PM2.5

Exhaust 

PM2.5

ROG NOx CO SO2

561.5983 568.9025 0.4966 0.0384 592.7559Total 0.5381 0.5799 3.3908 5.7600e-003 0.5141 7.4400e-

003

0.5216 0.1375 7.1100e-

003

0.1446 7.3043
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N2O CO2ePM2.5 Total Bio- CO2 NBio- CO2 Total CO2 CH4

3.1 Mitigation Measures Construction

3.2 Site Preparation - 2022

Unmitigated Construction On-Site

ROG NOx CO SO2 Fugitive 

PM10

Exhaust 

PM10

PM10 Total Fugitive 

PM2.5

Exhaust 

PM2.5

HHDT

Architectural Coating 1 0.00 0.00 0.00 10.80 7.30 20.00 LD_Mix HDT_Mix HHDT

10.80 7.30 20.00 LD_Mix HDT_MixPaving 5 13.00 0.00 0.00

HHDT

Building Construction 7 1.00 0.00 0.00 10.80 7.30 20.00 LD_Mix HDT_Mix HHDT

10.80 7.30 20.00 LD_Mix HDT_MixGrading 4 10.00 0.00 0.00

Vendor Vehicle 

Class

Hauling 

Vehicle Class

Site Preparation 3 8.00 0.00 0.00 10.80 7.30 20.00 LD_Mix HDT_Mix HHDT

Hauling Trip 

Number

Worker Trip 

Length

Vendor Trip 

Length

Hauling Trip 

Length

Worker Vehicle 

Class

Trips and VMT

Phase Name Offroad Equipment 

Count

Worker Trip 

Number

Vendor Trip 

Number

0.48

Paving Tractors/Loaders/Backhoes 1 8.00 97 0.37

Architectural Coating Air Compressors 1 6.00 78

0.36

Paving Rollers 1 7.00 80 0.38

Paving Paving Equipment 1 8.00 132

0.45

Paving Pavers 1 6.00 130 0.42

Building Construction Welders 3 8.00 46

0.74

Building Construction Tractors/Loaders/Backhoes 1 6.00 97 0.37

Building Construction Generator Sets 1 8.00 84

0.29

Building Construction Forklifts 1 6.00 89 0.20

Building Construction Cranes 1 6.00 231

0.40

Grading Tractors/Loaders/Backhoes 2 7.00 97 0.37

Grading Rubber Tired Dozers 1 8.00 247
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N2O CO2e

Category tons/yr MT/yr

PM2.5 Total Bio- CO2 NBio- CO2 Total CO2 CH4

Mitigated Construction On-Site

ROG NOx CO SO2 Fugitive 

PM10

Exhaust 

PM10

PM10 Total Fugitive 

PM2.5

Exhaust 

PM2.5

0.0521 0.0521 0.0000 0.0000 0.0526

0.0000 0.0000 0.0526

Total 3.0000e-

005

2.0000e-005 2.0000e-004 0.0000 6.0000e-

005

0.0000 6.0000e-005 2.0000e-

005

0.0000 2.0000e-005 0.0000

0.0000 2.0000e-005 0.0000 0.0521 0.05210.0000 6.0000e-

005

0.0000 6.0000e-005 2.0000e-

005

Worker 3.0000e-

005

2.0000e-005 2.0000e-004

0.0000 0.0000 0.0000 0.0000 0.0000

0.0000 0.0000 0.0000

Vendor 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

0.0000 0.0000 0.0000 0.0000 0.00000.0000 0.0000 0.0000 0.0000 0.0000Hauling 0.0000 0.0000 0.0000

CH4 N2O CO2e

Category tons/yr MT/yr

Exhaust 

PM2.5

PM2.5 Total Bio- CO2 NBio- CO2 Total CO2SO2 Fugitive 

PM10

Exhaust 

PM10

PM10 Total Fugitive 

PM2.5

ROG NOx CO

4.9000e-

004

0.0000 1.5238

Unmitigated Construction Off-Site

5.7000e-

004

3.5700e-003 0.0000 1.5115 1.51152.0000e-005 6.2700e-

003

6.2000e-

004

6.8900e-003 3.0000e-

003

Total 1.3100e-

003

0.0146 7.0900e-003

1.5115 1.5115 4.9000e-

004

0.0000 1.5238

0.0000 0.0000 0.0000

Off-Road 1.3100e-

003

0.0146 7.0900e-003 2.0000e-005 6.2000e-

004

6.2000e-004 5.7000e-

004

5.7000e-004 0.0000

0.0000 3.0000e-003 0.0000 0.0000 0.00006.2700e-

003

0.0000 6.2700e-003 3.0000e-

003

Fugitive Dust

Category tons/yr MT/yr
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0.0000 0.0000 0.00000.0000 6.8500e-003 0.0000 0.0000 0.00000.0142 0.0000 0.0142 6.8500e-

003

Fugitive Dust

N2O CO2e

Category tons/yr MT/yr

PM2.5 Total Bio- CO2 NBio- CO2 Total CO2 CH4

3.3 Grading - 2022

Unmitigated Construction On-Site

ROG NOx CO SO2 Fugitive 

PM10

Exhaust 

PM10

PM10 Total Fugitive 

PM2.5

Exhaust 

PM2.5

0.0521 0.0521 0.0000 0.0000 0.0526

0.0000 0.0000 0.0526

Total 3.0000e-

005

2.0000e-005 2.0000e-004 0.0000 6.0000e-

005

0.0000 6.0000e-005 2.0000e-

005

0.0000 2.0000e-005 0.0000

0.0000 2.0000e-005 0.0000 0.0521 0.05210.0000 6.0000e-

005

0.0000 6.0000e-005 2.0000e-

005

Worker 3.0000e-

005

2.0000e-005 2.0000e-004

0.0000 0.0000 0.0000 0.0000 0.0000

0.0000 0.0000 0.0000

Vendor 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

0.0000 0.0000 0.0000 0.0000 0.00000.0000 0.0000 0.0000 0.0000 0.0000Hauling 0.0000 0.0000 0.0000

CH4 N2O CO2e

Category tons/yr MT/yr

Exhaust 

PM2.5

PM2.5 Total Bio- CO2 NBio- CO2 Total CO2SO2 Fugitive 

PM10

Exhaust 

PM10

PM10 Total Fugitive 

PM2.5

ROG NOx CO

4.9000e-

004

0.0000 1.5238

Mitigated Construction Off-Site

5.7000e-

004

3.5700e-003 0.0000 1.5115 1.51152.0000e-005 6.2700e-

003

6.2000e-

004

6.8900e-003 3.0000e-

003

Total 1.3100e-

003

0.0146 7.0900e-003

1.5115 1.5115 4.9000e-

004

0.0000 1.5238

0.0000 0.0000 0.0000

Off-Road 1.3100e-

003

0.0146 7.0900e-003 2.0000e-005 6.2000e-

004

6.2000e-004 5.7000e-

004

5.7000e-004 0.0000

0.0000 3.0000e-003 0.0000 0.0000 0.00006.2700e-

003

0.0000 6.2700e-003 3.0000e-

003

Fugitive Dust
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3.6205 3.6205 1.1700e-

003

0.0000 3.6498

0.0000 0.0000 0.0000

Off-Road 3.0800e-

003

0.0340 0.0184 4.0000e-005 1.4800e-

003

1.4800e-003 1.3700e-

003

1.3700e-003 0.0000

0.0000 6.8500e-003 0.0000 0.0000 0.00000.0142 0.0000 0.0142 6.8500e-

003

Fugitive Dust

N2O CO2e

Category tons/yr MT/yr

PM2.5 Total Bio- CO2 NBio- CO2 Total CO2 CH4

Mitigated Construction On-Site

ROG NOx CO SO2 Fugitive 

PM10

Exhaust 

PM10

PM10 Total Fugitive 

PM2.5

Exhaust 

PM2.5

0.1302 0.1302 0.0000 0.0000 0.1315

0.0000 0.0000 0.1315

Total 6.0000e-

005

4.0000e-005 5.0000e-004 0.0000 1.6000e-

004

0.0000 1.6000e-004 4.0000e-

005

0.0000 4.0000e-005 0.0000

0.0000 4.0000e-005 0.0000 0.1302 0.13020.0000 1.6000e-

004

0.0000 1.6000e-004 4.0000e-

005

Worker 6.0000e-

005

4.0000e-005 5.0000e-004

0.0000 0.0000 0.0000 0.0000 0.0000

0.0000 0.0000 0.0000

Vendor 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

0.0000 0.0000 0.0000 0.0000 0.00000.0000 0.0000 0.0000 0.0000 0.0000Hauling 0.0000 0.0000 0.0000

CH4 N2O CO2e

Category tons/yr MT/yr

Exhaust 

PM2.5

PM2.5 Total Bio- CO2 NBio- CO2 Total CO2SO2 Fugitive 

PM10

Exhaust 

PM10

PM10 Total Fugitive 

PM2.5

ROG NOx CO

1.1700e-

003

0.0000 3.6498

Unmitigated Construction Off-Site

1.3700e-

003

8.2200e-003 0.0000 3.6205 3.62054.0000e-005 0.0142 1.4800e-

003

0.0157 6.8500e-

003

Total 3.0800e-

003

0.0340 0.0184

3.6205 3.6205 1.1700e-

003

0.0000 3.6498Off-Road 3.0800e-

003

0.0340 0.0184 4.0000e-005 1.4800e-

003

1.4800e-003 1.3700e-

003

1.3700e-003 0.0000
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181.5769 181.5769 0.0316 0.0000 182.3675

0.0316 0.0000 182.3675

Total 0.1649 1.2503 1.2726 2.2100e-003 0.0589 0.0589 0.0569 0.0569 0.0000

0.0569 0.0569 0.0000 181.5769 181.57692.2100e-003 0.0589 0.0589Off-Road 0.1649 1.2503 1.2726

N2O CO2e

Category tons/yr MT/yr

PM2.5 Total Bio- CO2 NBio- CO2 Total CO2 CH4

3.4 Building Construction - 2022

Unmitigated Construction On-Site

ROG NOx CO SO2 Fugitive 

PM10

Exhaust 

PM10

PM10 Total Fugitive 

PM2.5

Exhaust 

PM2.5

0.1302 0.1302 0.0000 0.0000 0.1315

0.0000 0.0000 0.1315

Total 6.0000e-

005

4.0000e-005 5.0000e-004 0.0000 1.6000e-

004

0.0000 1.6000e-004 4.0000e-

005

0.0000 4.0000e-005 0.0000

0.0000 4.0000e-005 0.0000 0.1302 0.13020.0000 1.6000e-

004

0.0000 1.6000e-004 4.0000e-

005

Worker 6.0000e-

005

4.0000e-005 5.0000e-004

0.0000 0.0000 0.0000 0.0000 0.0000

0.0000 0.0000 0.0000

Vendor 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

0.0000 0.0000 0.0000 0.0000 0.00000.0000 0.0000 0.0000 0.0000 0.0000Hauling 0.0000 0.0000 0.0000

CH4 N2O CO2e

Category tons/yr MT/yr

Exhaust 

PM2.5

PM2.5 Total Bio- CO2 NBio- CO2 Total CO2SO2 Fugitive 

PM10

Exhaust 

PM10

PM10 Total Fugitive 

PM2.5

ROG NOx CO

1.1700e-

003

0.0000 3.6498

Mitigated Construction Off-Site

1.3700e-

003

8.2200e-003 0.0000 3.6205 3.62054.0000e-005 0.0142 1.4800e-

003

0.0157 6.8500e-

003

Total 3.0800e-

003

0.0340 0.0184
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Mitigated Construction Off-Site

181.5767 181.5767 0.0316 0.0000 182.3673

0.0316 0.0000 182.3673

Total 0.1649 1.2503 1.2726 2.2100e-003 0.0589 0.0589 0.0569 0.0569 0.0000

0.0569 0.0569 0.0000 181.5767 181.57672.2100e-003 0.0589 0.0589Off-Road 0.1649 1.2503 1.2726

N2O CO2e

Category tons/yr MT/yr

PM2.5 Total Bio- CO2 NBio- CO2 Total CO2 CH4

Mitigated Construction On-Site

ROG NOx CO SO2 Fugitive 

PM10

Exhaust 

PM10

PM10 Total Fugitive 

PM2.5

Exhaust 

PM2.5

0.6510 0.6510 2.0000e-

005

2.0000e-

005

0.6573

2.0000e-

005

2.0000e-

005

0.6573

Total 3.2000e-

004

2.2000e-004 2.4900e-003 1.0000e-005 8.0000e-

004

0.0000 8.0000e-004 2.1000e-

004

0.0000 2.2000e-004 0.0000

0.0000 2.2000e-004 0.0000 0.6510 0.65101.0000e-005 8.0000e-

004

0.0000 8.0000e-004 2.1000e-

004

Worker 3.2000e-

004

2.2000e-004 2.4900e-003

0.0000 0.0000 0.0000 0.0000 0.0000

0.0000 0.0000 0.0000

Vendor 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

0.0000 0.0000 0.0000 0.0000 0.00000.0000 0.0000 0.0000 0.0000 0.0000Hauling 0.0000 0.0000 0.0000

N2O CO2e

Category tons/yr MT/yr

PM2.5 Total Bio- CO2 NBio- CO2 Total CO2 CH4

Unmitigated Construction Off-Site

ROG NOx CO SO2 Fugitive 

PM10

Exhaust 

PM10

PM10 Total Fugitive 

PM2.5

Exhaust 

PM2.5
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1.8700e-

003

0.0000 5.9315

Unmitigated Construction Off-Site

1.6000e-

003

1.6000e-003 0.0000 5.8848 5.88487.0000e-005 1.7400e-

003

1.7400e-003Total 3.4400e-

003

0.0339 0.0440

0.0000 0.0000 0.0000 0.0000 0.0000

1.8700e-

003

0.0000 5.9315

Paving 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

1.6000e-

003

1.6000e-003 0.0000 5.8848 5.88487.0000e-005 1.7400e-

003

1.7400e-003Off-Road 3.4400e-

003

0.0339 0.0440

N2O CO2e

Category tons/yr MT/yr

PM2.5 Total Bio- CO2 NBio- CO2 Total CO2 CH4

3.5 Paving - 2022

Unmitigated Construction On-Site

ROG NOx CO SO2 Fugitive 

PM10

Exhaust 

PM10

PM10 Total Fugitive 

PM2.5

Exhaust 

PM2.5

0.6510 0.6510 2.0000e-

005

2.0000e-

005

0.6573

2.0000e-

005

2.0000e-

005

0.6573

Total 3.2000e-

004

2.2000e-004 2.4900e-003 1.0000e-005 8.0000e-

004

0.0000 8.0000e-004 2.1000e-

004

0.0000 2.2000e-004 0.0000

0.0000 2.2000e-004 0.0000 0.6510 0.65101.0000e-005 8.0000e-

004

0.0000 8.0000e-004 2.1000e-

004

Worker 3.2000e-

004

2.2000e-004 2.4900e-003

0.0000 0.0000 0.0000 0.0000 0.0000

0.0000 0.0000 0.0000

Vendor 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

0.0000 0.0000 0.0000 0.0000 0.00000.0000 0.0000 0.0000 0.0000 0.0000Hauling 0.0000 0.0000 0.0000

N2O CO2e

Category tons/yr MT/yr

PM2.5 Total Bio- CO2 NBio- CO2 Total CO2 CH4ROG NOx CO SO2 Fugitive 

PM10

Exhaust 

PM10

PM10 Total Fugitive 

PM2.5

Exhaust 

PM2.5
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1.8700e-

003

0.0000 5.9314

Mitigated Construction Off-Site

1.6000e-

003

1.6000e-003 0.0000 5.8848 5.88487.0000e-005 1.7400e-

003

1.7400e-003Total 3.4400e-

003

0.0339 0.0440

0.0000 0.0000 0.0000 0.0000 0.0000

1.8700e-

003

0.0000 5.9314

Paving 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

1.6000e-

003

1.6000e-003 0.0000 5.8848 5.88487.0000e-005 1.7400e-

003

1.7400e-003Off-Road 3.4400e-

003

0.0339 0.0440

N2O CO2e

Category tons/yr MT/yr

PM2.5 Total Bio- CO2 NBio- CO2 Total CO2 CH4

Mitigated Construction On-Site

ROG NOx CO SO2 Fugitive 

PM10

Exhaust 

PM10

PM10 Total Fugitive 

PM2.5

Exhaust 

PM2.5

0.4231 0.4231 1.0000e-

005

1.0000e-

005

0.4273

1.0000e-

005

1.0000e-

005

0.4273

Total 2.1000e-

004

1.4000e-004 1.6200e-003 0.0000 5.2000e-

004

0.0000 5.2000e-004 1.4000e-

004

0.0000 1.4000e-004 0.0000

0.0000 1.4000e-004 0.0000 0.4231 0.42310.0000 5.2000e-

004

0.0000 5.2000e-004 1.4000e-

004

Worker 2.1000e-

004

1.4000e-004 1.6200e-003

0.0000 0.0000 0.0000 0.0000 0.0000

0.0000 0.0000 0.0000

Vendor 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

0.0000 0.0000 0.0000 0.0000 0.00000.0000 0.0000 0.0000 0.0000 0.0000Hauling 0.0000 0.0000 0.0000

CH4 N2O CO2e

Category tons/yr MT/yr

Exhaust 

PM2.5

PM2.5 Total Bio- CO2 NBio- CO2 Total CO2SO2 Fugitive 

PM10

Exhaust 

PM10

PM10 Total Fugitive 

PM2.5

ROG NOx CO
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8.0000e-

005

0.0000 1.2787

Unmitigated Construction Off-Site

4.1000e-

004

4.1000e-004 0.0000 1.2766 1.27661.0000e-005 4.1000e-

004

4.1000e-004Total 0.0219 7.0400e-003 9.0700e-003

1.2766 1.2766 8.0000e-

005

0.0000 1.2787

0.0000 0.0000 0.0000

Off-Road 1.0200e-

003

7.0400e-003 9.0700e-003 1.0000e-005 4.1000e-

004

4.1000e-004 4.1000e-

004

4.1000e-004 0.0000

0.0000 0.0000 0.0000 0.0000 0.00000.0000 0.0000Archit. Coating 0.0209

N2O CO2e

Category tons/yr MT/yr

PM2.5 Total Bio- CO2 NBio- CO2 Total CO2 CH4

3.6 Architectural Coating - 2022

Unmitigated Construction On-Site

ROG NOx CO SO2 Fugitive 

PM10

Exhaust 

PM10

PM10 Total Fugitive 

PM2.5

Exhaust 

PM2.5

0.4231 0.4231 1.0000e-

005

1.0000e-

005

0.4273

1.0000e-

005

1.0000e-

005

0.4273

Total 2.1000e-

004

1.4000e-004 1.6200e-003 0.0000 5.2000e-

004

0.0000 5.2000e-004 1.4000e-

004

0.0000 1.4000e-004 0.0000

0.0000 1.4000e-004 0.0000 0.4231 0.42310.0000 5.2000e-

004

0.0000 5.2000e-004 1.4000e-

004

Worker 2.1000e-

004

1.4000e-004 1.6200e-003

0.0000 0.0000 0.0000 0.0000 0.0000

0.0000 0.0000 0.0000

Vendor 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

0.0000 0.0000 0.0000 0.0000 0.00000.0000 0.0000 0.0000 0.0000 0.0000Hauling 0.0000 0.0000 0.0000

CH4 N2O CO2e

Category tons/yr MT/yr

Exhaust 

PM2.5

PM2.5 Total Bio- CO2 NBio- CO2 Total CO2SO2 Fugitive 

PM10

Exhaust 

PM10

PM10 Total Fugitive 

PM2.5

ROG NOx CO
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8.0000e-

005

0.0000 1.2787

Mitigated Construction Off-Site

4.1000e-

004

4.1000e-004 0.0000 1.2766 1.27661.0000e-005 4.1000e-

004

4.1000e-004Total 0.0219 7.0400e-003 9.0700e-003

1.2766 1.2766 8.0000e-

005

0.0000 1.2787

0.0000 0.0000 0.0000

Off-Road 1.0200e-

003

7.0400e-003 9.0700e-003 1.0000e-005 4.1000e-

004

4.1000e-004 4.1000e-

004

4.1000e-004 0.0000

0.0000 0.0000 0.0000 0.0000 0.00000.0000 0.0000Archit. Coating 0.0209

N2O CO2e

Category tons/yr MT/yr

PM2.5 Total Bio- CO2 NBio- CO2 Total CO2 CH4

Mitigated Construction On-Site

ROG NOx CO SO2 Fugitive 

PM10

Exhaust 

PM10

PM10 Total Fugitive 

PM2.5

Exhaust 

PM2.5

0.0000 0.0000 0.0000 0.0000 0.0000

0.0000 0.0000 0.0000

Total 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

0.0000 0.0000 0.0000 0.0000 0.00000.0000 0.0000 0.0000 0.0000 0.0000Worker 0.0000 0.0000 0.0000

0.0000 0.0000 0.0000 0.0000 0.0000

0.0000 0.0000 0.0000

Vendor 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

0.0000 0.0000 0.0000 0.0000 0.00000.0000 0.0000 0.0000 0.0000 0.0000Hauling 0.0000 0.0000 0.0000

CH4 N2O CO2e

Category tons/yr MT/yr

Exhaust 

PM2.5

PM2.5 Total Bio- CO2 NBio- CO2 Total CO2SO2 Fugitive 

PM10

Exhaust 

PM10

PM10 Total Fugitive 

PM2.5

ROG NOx CO
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0.0503 0.0369 531.9035

4.2 Trip Summary Information

531.9035

Unmitigated 0.5209 0.5490 3.3648 5.5700e-003 0.5141 5.0900e-

003

0.5192 0.1375 4.7600e-

003

0.1423 0.0000 519.6477 519.6477

0.0000 519.6477 519.6477 0.0503 0.0369

CO2e

Category tons/yr MT/yr

Mitigated 0.5209 0.5490 3.3648 5.5700e-003 0.5141 5.0900e-

003

0.5192 0.1375 4.7600e-

003

0.1423

Bio- CO2 NBio- CO2 Total CO2 CH4 N2OExhaust 

PM10

PM10 Total Fugitive 

PM2.5

Exhaust 

PM2.5

PM2.5 Total

4.0 Operational Detail - Mobile

4.1 Mitigation Measures Mobile

ROG NOx CO SO2 Fugitive 

PM10

0.0000 0.0000 0.0000 0.0000 0.0000

0.0000 0.0000 0.0000

Total 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

0.0000 0.0000 0.0000 0.0000 0.00000.0000 0.0000 0.0000 0.0000 0.0000Worker 0.0000 0.0000 0.0000

0.0000 0.0000 0.0000 0.0000 0.0000

0.0000 0.0000 0.0000

Vendor 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

0.0000 0.0000 0.0000 0.0000 0.00000.0000 0.0000 0.0000 0.0000 0.0000Hauling 0.0000 0.0000 0.0000

CH4 N2O CO2e

Category tons/yr MT/yr

Exhaust 

PM2.5

PM2.5 Total Bio- CO2 NBio- CO2 Total CO2SO2 Fugitive 

PM10

Exhaust 

PM10

PM10 Total Fugitive 

PM2.5

ROG NOx CO
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6.4000e-

004

6.2000e-004 33.82862.3500e-

003

2.3500e-003 0.0000 33.6288 33.62881.9000e-004 2.3500e-

003

2.3500e-003NaturalGas 

Mitigated

3.4000e-

003

0.0309 0.0260

7.8469 7.8469 1.2700e-

003

1.5000e-004 7.9245

1.2700e-

003

1.5000e-004 7.9245

Electricity 

Unmitigated

0.0000 0.0000 0.0000 0.0000 0.0000

0.0000 0.0000 0.0000 7.8469 7.84690.0000 0.0000Electricity Mitigated

N2O CO2e

Category tons/yr MT/yr

PM2.5 Total Bio- CO2 NBio- CO2 Total CO2 CH4

Historical Energy Use: N

5.1 Mitigation Measures Energy

ROG NOx CO SO2 Fugitive 

PM10

Exhaust 

PM10

PM10 Total Fugitive 

PM2.5

Exhaust 

PM2.5

0.000329 0.023608 0.001135 0.003707

5.0 Energy Detail

0.027235 0.006385 0.012362 0.016685 0.000479Fast Food Restaurant with Drive 

Thru

0.531667 0.052263 0.168651 0.155495

OBUS UBUS MCY SBUS MHMDV LHD1 LHD2 MHD HHD

4.4 Fleet Mix

Land Use LDA LDT1 LDT2

78.80 19.00 29 21 50Fast Food Restaurant with Drive 

Thru

9.50 7.30 7.30 2.20

H-S or C-C H-O or C-NW Primary Diverted Pass-byLand Use H-W or C-W H-S or C-C H-O or C-NW H-W or C-W

1,378,844

4.3 Trip Type Information

Miles Trip % Trip Purpose %

Total 1,412.85 1,848.36 1,417.74 1,378,844

Annual VMT

Fast Food Restaurant with Drive Thru 1,412.85 1,848.36 1417.74 1,378,844 1,378,844

Land Use Weekday Saturday Sunday Annual VMT

Average Daily Trip Rate Unmitigated Mitigated
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6.2000e-

004

33.8286

5.3 Energy by Land Use - Electricity

Unmitigated

2.3500e-003 0.0000 33.6288 33.6288 6.4000e-004

33.6288 6.4000e-004 6.2000e-

004

33.8286

Total 3.4000e-

003

0.0309 0.0260 1.9000e-

004

2.3500e-003 2.3500e-

003

2.3500e-

003

2.3500e-

003

2.3500e-003 0.0000 33.62880.0260 1.9000e-

004

2.3500e-003 2.3500e-

003

Fast Food 

Restaurant with 

Drive Thru

630180 3.4000e-

003

0.0309

N2O CO2e

Land Use kBTU/yr tons/yr MT/yr

PM2.5 Total Bio- CO2 NBio- CO2 Total CO2 CH4

6.2000e-

004

33.8286

Mitigated

NaturalGas 

Use

ROG NOx CO SO2 Fugitive 

PM10

Exhaust 

PM10

PM10 Total Fugitive 

PM2.5

Exhaust 

PM2.5

2.3500e-003 0.0000 33.6288 33.6288 6.4000e-004

33.6288 6.4000e-004 6.2000e-

004

33.8286

Total 3.4000e-

003

0.0309 0.0260 1.9000e-

004

2.3500e-003 2.3500e-

003

2.3500e-

003

2.3500e-

003

2.3500e-003 0.0000 33.62880.0260 1.9000e-

004

2.3500e-003 2.3500e-

003

Fast Food 

Restaurant with 

Drive Thru

630180 3.4000e-

003

0.0309

CH4 N2O CO2e

Land Use kBTU/yr tons/yr MT/yr

Exhaust 

PM2.5

PM2.5 Total Bio- CO2 NBio- CO2 Total CO2

5.2 Energy by Land Use - NaturalGas

Unmitigated

NaturalGas 

Use

ROG NOx CO SO2 Fugitive 

PM10

Exhaust 

PM10

PM10 Total Fugitive 

PM2.5

33.6288 33.6288 6.4000e-

004

6.2000e-004 33.8286NaturalGas 

Unmitigated

3.4000e-

003

0.0309 0.0260 1.9000e-004 2.3500e-

003

2.3500e-003 2.3500e-

003

2.3500e-003 0.0000
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1.5000e-004 7.9245

6.0 Area Detail

6.1 Mitigation Measures Area

Total 7.8469 1.2700e-003

Land Use kWh/yr t

o

n

MT/yr

Fast Food 

Restaurant with 

Drive Thru

84810 7.8469 1.2700e-003 1.5000e-004 7.9245

1.5000e-004 7.9245

Mitigated

Electricity 

Use

Total CO2 CH4 N2O CO2e

Total 7.8469 1.2700e-003

Land Use kWh/yr t

o

n

MT/yr

Fast Food 

Restaurant with 

Drive Thru

84810 7.8469 1.2700e-003 1.5000e-004 7.9245

Electricity 

Use

Total CO2 CH4 N2O CO2e
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N2O CO2e

SubCategory tons/yr MT/yr

PM2.5 Total Bio- CO2 NBio- CO2 Total CO2 CH4

Mitigated

ROG NOx CO SO2 Fugitive 

PM10

Exhaust 

PM10

PM10 Total Fugitive 

PM2.5

Exhaust 

PM2.5

5.0000e-

005

5.0000e-

005

0.0000 0.0000 6.0000e-

005

0.0000 0.0000 6.0000e-

005

Total 0.0138 0.0000 3.0000e-005 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

0.0000 0.0000 0.0000 5.0000e-

005

5.0000e-

005

0.0000 0.0000 0.0000Landscaping 0.0000 0.0000 3.0000e-005

0.0000 0.0000 0.0000 0.0000 0.0000

0.0000 0.0000 0.0000

Consumer 

Products

0.0117 0.0000 0.0000 0.0000 0.0000 0.0000

0.0000 0.0000 0.0000 0.0000 0.00000.0000 0.0000Architectural 

Coating

2.0900e-

003

CH4 N2O CO2e

SubCategory tons/yr MT/yr

Exhaust 

PM2.5

PM2.5 Total Bio- CO2 NBio- CO2 Total CO2SO2 Fugitive 

PM10

Exhaust 

PM10

PM10 Total Fugitive 

PM2.5

ROG NOx CO

0.0000 0.0000 6.0000e-

005

6.2 Area by SubCategory

Unmitigated

6.0000e-

005

Unmitigated 0.0138 0.0000 3.0000e-005 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 5.0000e-

005

5.0000e-

005

0.0000 5.0000e-

005

5.0000e-

005

0.0000 0.0000

CO2e

Category tons/yr MT/yr

Mitigated 0.0138 0.0000 3.0000e-005 0.0000 0.0000 0.0000 0.0000 0.0000

Bio- CO2 NBio- CO2 Total CO2 CH4 N2OExhaust 

PM10

PM10 Total Fugitive 

PM2.5

Exhaust 

PM2.5

PM2.5 TotalROG NOx CO SO2 Fugitive 

PM10
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Land Use Mgal t

o

n

MT/yr

1.7189

7.2 Water by Land Use

Unmitigated

Indoor/Out

door Use

Total CO2 CH4 N2O CO2e

Unmitigated 0.7636 0.0298 7.1000e-004

Category t

o

n

MT/yr

Mitigated 0.7636 0.0298 7.1000e-004 1.7189

7.0 Water Detail

7.1 Mitigation Measures Water

Total CO2 CH4 N2O CO2e

5.0000e-

005

5.0000e-

005

0.0000 0.0000 6.0000e-

005

0.0000 0.0000 6.0000e-

005

Total 0.0138 0.0000 3.0000e-005 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

0.0000 0.0000 0.0000 5.0000e-

005

5.0000e-

005

0.0000 0.0000 0.0000Landscaping 0.0000 0.0000 3.0000e-005

0.0000 0.0000 0.0000 0.0000 0.0000

0.0000 0.0000 0.0000

Consumer 

Products

0.0117 0.0000 0.0000 0.0000 0.0000 0.0000

0.0000 0.0000 0.0000 0.0000 0.00000.0000 0.0000Architectural 

Coating

2.0900e-

003
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CO2e

t

o

n

MT/yr

 Mitigated 7.0154 0.4146 0.0000 17.3803

Total CO2 CH4 N2O

7.1000e-004 1.7189

8.0 Waste Detail

8.1 Mitigation Measures Waste

Category/Year

Total 0.7636 0.0298

Land Use Mgal t

o

n

MT/yr

Fast Food 

Restaurant with 

Drive Thru

0.910601 / 

0.0581235

0.7636 0.0298 7.1000e-004 1.7189

7.1000e-004 1.7189

Mitigated

Indoor/Out

door Use

Total CO2 CH4 N2O CO2e

Total 0.7636 0.0298

Fast Food 

Restaurant with 

Drive Thru

0.910601 / 

0.0581235

0.7636 0.0298 7.1000e-004 1.7189
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0.0000 17.3803

9.0 Operational Offroad

Total 7.0154 0.4146

Land Use tons t

o

n

MT/yr

Fast Food 

Restaurant with 

Drive Thru

34.56 7.0154 0.4146 0.0000 17.3803

0.0000 17.3803

Mitigated

Waste 

Disposed

Total CO2 CH4 N2O CO2e

Total 7.0154 0.4146

Land Use tons t

o

n

MT/yr

Fast Food 

Restaurant with 

Drive Thru

34.56 7.0154 0.4146 0.0000 17.3803

17.3803

8.2 Waste by Land Use

Unmitigated

Waste 

Disposed

Total CO2 CH4 N2O CO2e

 Unmitigated 7.0154 0.4146 0.0000



CalEEMod Version: CalEEMod.2020.4.0 Page 1 of 1

Date: 8/11/2021 1:32 PM

Reedley GPA 2021-01 and Rezone 2021-01 - San Joaquin County, Annual

EMFAC Off-Model Adjustment Factors for Gasoline Light Duty Vehicle to Account for the SAFE Vehicle Rule Applied

User Defined Equipment

Equipment Type Number

11.0 Vegetation

Horse Power Load Factor Fuel Type

Boilers

Equipment Type Number Heat Input/Day Heat Input/Year Boiler Rating Fuel Type

Fire Pumps and Emergency Generators

Equipment Type Number Hours/Day Hours/Year

Days/Year Horse Power Load Factor Fuel Type

10.0 Stationary Equipment

Equipment Type Number Hours/Day


	2 - 2021-12-16 Item 2 GPA 2021-1 CoZ 2021-1.pdf
	0. GPA 2021-1 CoZ 2021-1 - PC Staff Report
	1. PC Reso 2021-16 EA 2021-9
	2. PC Reso 2021-17 - GPA 2021-1
	2.1 GPA 2021-1 Sites 1 and 2
	2.2 GPA 2021-1 Site 3
	2.3 AID Response Letter
	3. PC Reso 2021-18 - CoZ 2021-1
	3.1 CoZ 2021-2 Sites 1 and 2
	4. 2021em030 Letter to Prop Owners
	Blank Page
	Blank Page
	Blank Page

	5. GPA 2021-1 CoZ 2021-1 PC Proof of Publication and Mailing
	6. EA 2021-9_Addendum EIR_Final Draft_w Appendices
	EA 2021-9_Addendum EIR_Final Draft
	EA 2021-9 Appendix A GP2030 MMRP and CoA
	EA 2021-4 Appendix A GP2030 MMRP and CoA
	EA 2021-9 Appendix A GP 2030 MMRP and CoA
	2. PC Reso 2021-17 - GPA 2021-1
	2.1 GPA 2021-1 Sites 1 and 2
	2.2 GPA 2021-1 Site 3
	2.3 AID Response Letter
	3. PC Reso 2021-18 - CoZ 2021-1
	3.1 CoZ 2021-2 Sites 1 and 2


	EA 2021-9 Appendix C - AIR-GHG


	2 - 2021-12-16 Item 2 GPA 2021-1 CoZ 2021-1.pdf
	0. GPA 2021-1 CoZ 2021-1 - PC Staff Report
	1. PC Reso 2021-16 EA 2021-9
	2. PC Reso 2021-17 - GPA 2021-1
	2.1 GPA 2021-1 Sites 1 and 2
	2.2 GPA 2021-1 Site 3
	2.3 AID Response Letter
	3. PC Reso 2021-18 - CoZ 2021-1
	3.1 CoZ 2021-2 Sites 1 and 2
	4. 2021em030 Letter to Prop Owners_Final
	5. GPA 2021-1 CoZ 2021-1 PC Proof of Publication and Mailing
	6. EA 2021-9_Addendum EIR_Final Draft_w Appendices
	EA 2021-9_Addendum EIR_Final Draft
	EA 2021-9 Appendix A GP2030 MMRP and CoA
	EA 2021-4 Appendix A GP2030 MMRP and CoA
	EA 2021-9 Appendix A GP 2030 MMRP and CoA
	2. PC Reso 2021-17 - GPA 2021-1
	2.1 GPA 2021-1 Sites 1 and 2
	2.2 GPA 2021-1 Site 3
	2.3 AID Response Letter
	3. PC Reso 2021-18 - CoZ 2021-1
	3.1 CoZ 2021-2 Sites 1 and 2


	EA 2021-9 Appendix C - AIR-GHG





